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Chapter 1 


Project Description 


1.0 


PROJECT DESCRIPTION 


1.1 


1.2 


Introduction 


Union Square RELP 600 Windsor Owner LLC (the “Proponent”) proposes the redevelopment of 
the approximately 1.36-acre site located at 600 Windsor Place in Somerville, MA (the “Site”). The 
redevelopment is proposed to include an approximately 380,000 square foot (“sf”), 12-level 
building (excluding mechanical levels) with commercial uses, including life science uses and retail 
space, as well as approximately 38,000 sf of Arts + Creative Enterprise (“ACE”) uses (the “Project”). 


The Project will replace the existing building and surface parking on the Site with a new building 
that will include life science uses. In addition to bringing new jobs at a range of skill and educations 
levels, the Project will create new tax revenue for the City of Somerville (the “City”), increase the 
amount of public open space and significantly improve stormwater management on-site. 


This Single Environmental Impact Report (“SEIR”) responds to the December 16, 2022 Secretary 
of Energy and Environmental Affairs’ Certificate (the “Certificate”) issued with respect to the 
Expanded Environmental Notification Form (“EENF”). 


Project Description 
1.2.1 Project Site 


The approximately 1.36-acre Site is bound by the Massachusetts Bay Transportation Authority 
(“MBTA”) rail lines to the north, Windsor Place to the south, 520 Columbia Street to the west, and 
an approximately 75-space surface parking lot to the east. Industrial in character, the Site 
currently accommodates a single level concrete block structure. The northern and eastern 
portions of the Site are currently used for surface parking, with limited landscape elements or 
pervious surfaces. The frontage along Windsor Place consists of a minimal concrete sidewalk with 
two curb cuts providing access to on-site surface parking lots (adjacent to the public sidewalk). In 
its current state, the public realm along Windsor Place prioritizes vehicular access and presents 
an unwelcoming pedestrian experience. Figures 1-1 to 1-3 provide a USGS locus map, aerial locus 
map showing the existing conditions, and a plan showing environmental constraints on the Site. 


The Site is located in Somerville’s Boynton Yards area, which is at the edge of the greater Union 
Square neighborhood. Boynton Yards is currently home to several industrial uses, underutilized 
sites and some three-family homes, but also represents an emerging district within the City, and 
an area of current and proposed development primarily focused on commercial research, science 
and technology. The new MBTA Union Square Green Line station is anticipated to serve as a 
catalyst for this economic development by facilitating connections throughout the Greater Boston 
region. Boynton Yards was also targeted as a “transform area” by the City as part of the 
SomerVision 2030 planning effort, focused on revitalizing the neighborhood through transit- 
oriented development, economic stimulus and open space contributions, an emphasis that has 
been reinforced with the adoption of SomerVision 2040. 
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The Site is located within a short walk from the recently opened MBTA Union Square Green Line 
station, and is also in close proximity to several MBTA bus lines, offering a variety of transit options 
to support travel to and from the Site. In a larger context, the Site sits between two thriving 
neighborhood centers — Somerville’s Union Square to the north, and Cambridge’s Inman Square 
to the south. Both neighborhoods offer vibrant and unique local environments, supporting 
restaurants, cafes, galleries, and other retail establishments that are reflective of the local culture. 
More immediate to the Site are two future large scale urban developments, the Boynton Yards 
master plan development to the east and south, and the Union Square master plan development 
to the west and north. These developments will offer a new context focused on street activation, 
open space, and commercial and residential uses. The Site is also in close proximity to several of 
Somerville’s open spaces, varying in size and character. While the existing Boynton Yards district 
is lacking in publicly accessible open space, the Project will add new open space and its design will 
be informed by the greater area’s existing network of open spaces and those contemplated within 
the neighborhood’s recently approved developments. 


1.2.2 Proposed Development 


Located in Somerville’s Boynton Yards neighborhood, the redevelopment of the Site represents 
an opportunity to contribute to the fulfillment of the City’s vision for the district as a vibrant, 
mixed-use environment. Influenced by SomerVision 2030, the Union Square Neighborhood Plan, 
and the Boynton Yards Urban Design Framework, the proposed Project offers a vision to support 
commercial development focused on research, science, and technology, while also serving to 
strengthen the neighborhood’s public realm and street hierarchy. Aligned with the City’s planning 
principles, the proposed uses will contribute to the economic revitalization of the Union Square 
and Boynton Yards neighborhoods, and strengthen Somerville’s emerging life sciences, 
technology, office, and innovation cluster. 


The Project includes the construction of an approximately 380,000 square foot (“sf”), 12-level 
building with commercial uses, including life science uses, as well as approximately 38,000 sf of 
Arts + Creative Enterprise (“ACE”) uses, an approximately 19,000 sf community center, and 
approximately 11,000 sf of retail space. At the ground level, the building’s primary entrance is 
oriented toward a new public Civic Open Space, and is flanked by retail and other active uses 
intended to activate the plaza. Approximately 131 bicycle parking spaces will be provided on-site 
and associated amenities, including showers and lockers, will also be provided to promote cycling 
as an alternate transportation mode. Approximately 200 sub-grade parking spaces will be located 
beneath the building with an entry from the Project’s proposed Thoroughfare on the east side of 
the Site, which will preserve the public Civic Open Space for pedestrian use. Loading and service 
access will also occur from the Thoroughfare, and the building’s critical infrastructure spaces will 
be located to the rear of the Site facing the rail line. Figures 1-4 to 1-9 provide the proposed Site 
plan, lot plan, section diagram, below grade parking plan, a preliminary massing diagram, and a 
plan showing proposed improvements at the Thoroughfare and Windsor Place intersection. 
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The upper-level floor plates will be designed to dimensional metrics critical for life sciences uses. 
The building is envisioned to reflect an innovative and unique architectural expression which 
celebrates both its forward-looking mission as a center for research and innovation, while 
acknowledging the Site’s rich industrial heritage. Design details will be evolved through the public 
Site Plan Review process for the Project, to include two neighborhood meetings and review by 
the Urban Design Commission before an application is submitted for Planning Board review. 


The building will be Platinum-level certifiable under the Leadership in Energy and Environmental 
Design (“LEED”) rating system. Sustainable strategies are envisioned to be implemented through 
the design of building systems, the building’s architectural expression and facade development to 
communicate the Project’s commitment to carbon reduction. 


The Project’s program results in approximately 19,000 sf of Community Center space. 
Alternatively, as suggested by the Union Square Neighborhood Council, the Proponent is willing 
to coordinate with the City, community, and adjacent landowners to understand how a 
contribution towards a district-wide Community Center outside the Site that might better serve 
the neighborhood. This off-site alternative is discussed in more detail in Chapter 2. 


The Project’s proposed public Civic Open Space will be approximately 11,000 sf. The public Civic 
Open Space’s primary frontage will be located along Windsor Place and increase the separation 
of the building from the public right of way. The plaza will play a critical role in expanding the 
public realm along Windsor Place and will be designed to respond to the context of the Civic 
Spaces associated with other developments to the west and east. The design of the plaza will 
focus on providing a consistent and pedestrian friendly experience between the MBTA station 
and the Boynton Yards district, as well as contributing to an activated public space to be enjoyed 
by the greater community. The plaza is envisioned to have a mix of landscape and hardscape 
elements which will offer opportunities for flexible programming. Figures 1-10 and 1-11 provide 
a Landscape Concept Plan and perspective of plaza features. The public Civic Open Space will 
provide permeable surfaces to promote on-site infiltration, green infrastructure, and verdant 
contiguous planting in support of flexible seating and immersive gathering spaces. 


Due to the proximity to the MBTA right-of-way, the Proponent expects to pursue an MBTA access 
license for the construction work that will occur on the Proponent’s private property, but within 
the MBTA's "zone of influence". No work is anticipated on MBTA owned property. 


1.2.3 Changes Since the EENF 


The Project has not changed since the EENF other than minor design refinements to the building 
that do not include changes to the Project’s program or mitigation, and are not expected to result 
in additional impacts to the environment. 
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Figure 1-4 


Site and Ground Floor Plan 
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Landscape Features 


Table 1-1 is a preliminary list of permits and approvals from governmental agencies that are 
expected to be obtained for the Project, based on currently available information. It is possible 
that only some of these permits or approvals will be required, and/or that additional permits or 


1.3 Anticipated Permits and Approvals 
approvals will be required. Thus, this list 
progresses. 

Table 1-1 Anticipated Permits and Approvals 


is subject to refinement as design of the Project 


Agency Name Permit / Approval / Review 


LOCAL 


Planning Board 


Master Plan Special Permit (approved March 17, 2022) 


Site Plan Review 


Fire Department 


Permits and Approvals for Fuel Storage, Fire Safety 
Equipment, Alarm System, Sprinkler, Standpipe, 


Smoke Control and Hydrant 


Inspectional Services Department 


Building Permit, Electrical and Gas Permits 


Demolition Permit 


Department of Public Works 


Street Occupancy and Opening Permit 


Trench Permit, if required 


Street Occupancy, Alteration/Encroachment/ 
Overhang, Tieback Retention System, and Sidewalk 


Alteration Permits 


Backflow Preventer, Hydrant, Sewer Connection, 


Stormwater System, and Water Permits 


Permits and Approvals for Curb Cut, Driveway 


Opening/Closing & Street Lighting 


Construction Traffic Management Plan 


Director of Transportation and Infrastructure 


Mobility Management Plan (issued November 17, 
2021) 


STATE 


Department of Transportation 


Chapter 40, Section 54A approval 


Massachusetts Water Resources Authority 


Sewer Use Discharge Permit 


Temporary Construction Dewatering Permit (if 


required) 


FEDERAL 


U.S. Environmental Protection Agency 


Notice of Intent in accordance with National Pollutant 


Discharge Elimination System 


Stormwater Pollution Prevention Plan 


Federal Aviation Administration 


Determination of Non-Hazard to Air Navigation 
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1.3.1 Local 
Planning Board — Master Plan Special Permit, Site Plan Approval 


The Master Plan for the Project was developed during 2021, with a public Neighborhood Meeting 
held on August 5, 2021. Feedback received during the public process informed a significant 
program reduction within the Master Plan Special Permit application submitted in November 
2021. After completion of staff review of the application, the Planning Board hosted a Public 
Hearing in February 2022, and approved with conditions the Proponent’s Master Plan Special 
Permit (“MPSP”) on March 17, 2022. The in progress Site Plan Approval process was initiated with 
a pre-submittal meeting held on September 20, 2022 with City staff. Subsequently, a 
Neighborhood Meeting was held on December 6, 2022. The Proponent will continue through the 
local process and make an application for Site Plan Approval to the Planning Board. 


Fire Department — Multiple Permits and Approvals 


The Project will comply with all requirements of the Somerville Fire Department, which are 
expected to include permits and approvals for fuel storage, fire safety equipment, alarm systems, 
sprinklers, standpipes, smoke control and hydrants. 


Inspectional Services Department — Building Permit, Electrical and Gas Permits, Demolition 
Permit 


The Project will comply with all requirements of the Somerville Inspectional Service Department, 
which are expected to include a building permit, electrical and gas permits, and a demolition 
permit. 


Department of Public Works — Multiple Permits and Approvals 


The Project will comply with all requirements of the Somerville Department of Public Works, 
which are expected to include street occupancy and opening permits; a trench permit, if required; 
street occupancy, alteration/encroachment/overhang, tieback retention system and sidewalk 
alteration permits; backflow preventer, hydrant, sewer connection, stormwater system, and 
water permits; as well as permits and approvals for curb cuts, driveway opening/closing, and 
street lighting; and construction traffic management plan permits. 


Director of Transportation and Infrastructure — Mobility Management Plan 


The Project will implement a Mobility Management Plan that will serve to increase the 
attractiveness and practicality of other modes of transport, while reducing the demand for and 
use of cars. This Mobility Management Plan will be consistent with the City Zoning Ordinance, 
which requires sophisticated Transportation Demand Management mechanisms. The Director of 
Mobility approved with conditions the Proponent’s Mobility Management Plan on November 17, 
2021. 
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1.3.2 State 
Department of Transportation — Chapter 40, Section 54A approval 


Under M.G.L Chapter 40 §54A, the Massachusetts Department of Transportation (“MassDOT”) 
requires the issuance of a Letter of Consent for construction on land formerly used as a railroad 
right-of-way. The application for consent will need to be submitted by the Somerville Inspectional 
Services Department, requesting a noticed public hearing pursuant to M.G.L. Chapter 40, Section 
54A. 


Massachusetts Water Resources Authority — Sewer Use Discharge Permit, Temporary 
Construction Dewatering Permit (if required) 


The Project will comply with all requirements of the Massachusetts Water Resources Authority 
(“MWRA”), which includes issuance of a Sewage Use Discharge Permit in accordance with Title 40 
of the Code of Federal Regulations Part 403, Section 403.14 and M.G.L. c.21 and 27. The 
Proponent will submit a complete permit application prior to the anticipated date of initial 
discharge. 


In accordance with 360 CMR §§10.091 through 10.094, the MWRA may require a permit for the 
Temporary Discharge of Construction Site Dewatering Drainage. If necessary, the Proponent will 
provide the MWRA with a Temporary Construction Dewatering Discharge Permit application at 
least 30 days prior to construction. 


1.3.3 Federal 


U.S. Environmental Protection Agency — National Pollutant Discharge Elimination System 
(“NPDES”), Stormwater Pollution Prevention Plan (“SWPPP”) 


The NPDES program requires that a construction project that will disturb one or more acres of 
land and will discharge stormwater into waters of the United States obtain coverage under a U.S. 
Environmental Protection Agency (“EPA”) Construction General Permit to minimize pollutant 
runoff from the site. The NPDES Construction General Permit requirements involve: (1) the filing 
of a Notice of Intent that identifies the general operator of the site and provides information on 
the site itself, (2) the development and implementation of a Stormwater Pollution Prevention Plan 
with appropriate best management practices (“BMPs”) to minimize discharge of pollutants from 
the site, and (3) the submittal of a Notice of Termination when the site has achieved final 
stabilization or stormwater is no longer being discharged. 


The Proponent will file a Notice of Intent at least 14 calendar days prior to commencing earth- 
disturbing activities and will implement a Stormwater Pollution Prevention Plan as required in 
connection with Project construction activities. 
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1.4 


Federal Aviation Administration — Determination of Non-Hazard to Air Navigation 


The Federal Aviation Administration requires that Individuals/Organizations proposing 
construction or alterations more than 200 feet above ground level must submit Form 7460-1, 
“Notice of Proposed Construction or Alteration.” Information about the alteration and 
attachments showing the type and location of the alteration must also be submitted. 


The Proponent will submit Form 7640-1 at least 45 days before the start date of the proposed 
construction or the date an application for a construction permit is filed, whichever is earliest. 


City’s Plans for Union Square and Boynton Yards 


The Site is located in Somerville’s Boynton Yards area, which is considered a sub-district to the 
greater Union Square neighborhood. The Union Square Neighborhood Plan provides a 
comprehensive overview of the City’s strategy to improve the neighborhood, and identifies the 
intent to transform the area into a commercial employment center consistent with the goals 
stated in the City’s comprehensive plan, SomerVision. To contribute on this broader neighborhood 
objective, the Boynton Yards Urban Design Framework (the “UDF”) identifies a specific vision for 
the sub-district itself. Specifically, new development in Boynton Yards is envisioned to be primarily 
high-rise commercial buildings that will bring a mix of diverse, high-quality jobs to the area. 
Among the UDF’s key principles for the district are: 


@ Public Ways and Thoroughfares: The creation of a new walkable street network, including 
alleys, that minimize pedestrian and vehicular conflicts. 


@ Buildings: The prioritization of land platting of sites sized for efficient commercial building 
floor plates. 


@ Public Civic Open Space: The provision of at least 2.5 acres of new Civic Spaces, including 
a centralized, multipurpose space. 


As noted in this SEIR, the Project contributes directly to these district-wide objectives. The Project 
includes a new Thoroughfare north of the intersection of Windsor Place and Windsor Street to 
provide access to the loading area and parking; this Thoroughfare will provide for the required 
interconnection with the desired street network identified in the UDF limiting impacts to Windsor 
Place during operation. Further, the Project will align the Thoroughfare to create a traditional 
four-way intersection with the Windsor Place, Windsor Street, “Archibald Query Way” 
intersection, prioritizing safety for pedestrians and cyclists (see Figure 1-9). In support of the City’s 
“oedestrian-first” hierarchy, the Project will bring all abutting sidewalks along the Windsor Place 
frontage into compliance with City Standards in accordance with the National Association of City 
Transportation Official (“NACTO”) design guidelines. 


Fronting these new sidewalks, the new, approximately 11,000 sf public Civic Open Space will 
directly contribute to open space goals for the district. Functioning as a” Central Plaza”, the design 
will feature both softscape and hardscape elements, each with low impact development features 
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in mind. Specifically, permeable pavers and new planting will be developed with climate resiliency 
in mind, promoting on-site infiltration and mitigating run off. New trees will add to the urban tree 
canopy and mitigate the urban heat island effect. As a multi-purpose space, the plaza will also 
serve to define the building lot at an increased distance from the street; elevating user-comfort 
of the visitors to the public space. 


District Improvements and Off-Site Infrastructure 


As an area until recently characterized by light industrial uses, the district requires infrastructure 
upgrades and roadway realignments to support the new development within the district. The City 
has identified the strategy to achieve their vision for the district through the Public Realm 
Implementation Strategy for Boynton Yards (“PRISBY”). The PRISBY effort identifies proposed 
open spaces, necessary roadway network changes, and subsurface infrastructure needed for the 
district as a whole. An included sewer separation and flood mitigation analysis identified a 
stormwater storage tank needed at the low point of the district. Provided the district does not 
have one common land owner, necessary investments estimated by the City will be shared 
throughout the district through both private and public investments. As one building in a district 
that will eventually be defined by significant density, the Project will make its share of 
contributions to support the effort. In total, whether through direct contributions or in-kind 
improvements, the Project will contribute approximately $15.5 million toward these public realm 
improvements. Notwithstanding, that these funds may contribute to district stormwater 
management needs, it is anticipated that the Project will not rely on the district system for 
stormwater management, but instead manage stormwater through subsurface infiltration on- 
site. 
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Chapter 2 


Alternatives Analysis 


2.0 ALTERNATIVES ANALYSIS 


2.1 Community Space Alternative 


In the EENF, the Proponent presented the possibility that as a result of City, community, and 
adjacent landowner coordination, the proposed community space could be located at another 
location within the neighborhood that might better serve its end users. At this time, the 
Proponent believes that it is likely that the Project will include the approximately 19,000 sf 
community space in the Project (the “Preferred Alternative”). 


In the event the community space is not included in the Project and is provided elsewhere in the 
neighborhood, that space would be anticipated to be used for life science/commercial uses 
consistent with the primary use of the Project (referred to in Table 2-1 as the ”Community Space 
Alternative”). The total Project square footage would remain as proposed. This alternative would 
generate an estimated 4,456 total (4,346 net new) unadjusted vehicle trips and an estimated 
1,958 total (1,848 net new) adjusted vehicle trips. It would generate an estimated 28,225 gallons 
per day (“gpd”) of wastewater, and use an estimated 31,050 gpd of water. Compared to the 
Preferred Alternative, the Community Space Alternative would result in slightly less impact. 


2.2 Preferred Alternative 


The Project program is what has been described in Chapter 1 and is unchanged from the EENF, 
but is described in more detail. 


2.3 Alternatives Analysis Summary 


Table 2-1 provides an overview of the Preferred Alternative, No-Build Alternative and Community 
Space Alternative. 


Table 2-1 Alternatives Comparison 
Preferred No-Build Community Space 
Alternative Alternative Alternative 
Building Program (approximate dimensions) 
Lab/Office 312,000 sf 4,600 sf 331,000 sf 
Arts and Creative Enterprise 38,000 sf Osf 38,000 sf 
Community Space 19,000 sf O sf Osf 
Retail 11,000 sf O sf 11,000 sf 
Warehouse 0 sf 19,400 sf Osf 
Impacts 
Impervious Area 1.18 acres 1.23 acres 1.18 acres 
Pervious Area 0.18 acres 0.13 acres 0.18 acres 
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Table 2-1 Alternatives Comparison (Continued) 


Preferred No-Build Community Space 
Alternative Alternative Alternative 
Impacts (continued) 
Vehicle Trips 
Unadjusted 4,794 110 4,456 
Adjusted 2,104 110 1,958 
Parking spaces 200 75 200 
Water Usage 32,000 gpd 1,500 gpd 31,050 gpd 
Wastewater Generation 28,700 gpd 1,326 gpd 28,225 gpd 
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Chapter 3 


Environmental Justice 


3.0 


ENVIRONMENTAL JUSTICE 


3.1 


3.2 


Community Engagement Strategy 


Initial engagement with environmental justice (“EJ”) populations began with contacting the MEPA 
EJ office to obtain an EJ Reference List of applicable Statewide Community Based Organizations 
(“CBOs”), Tribes, and local CBOs that may have an interest in the Project. The CBOs and tribes 
identified by the MEPA EJ office as potentially having interest in the Project were sent the EJ 
Screening Form prepared by the Proponent on June 21, 2022 and again on September 16, 2022. 
The Proponent did not receive any feedback from those contacted on the EJ Screening Form. The 
EENF was submitted on October 27, 2022 and was circulated to the EJ Reference List. The EENF 
included a complete analysis of the EJ populations surrounding the Site, including analyzing 
vulnerable health criteria, potential sources of pollution, and climate adaptation, for compliance 
with the MEPA Public Involvement Protocol for Environmental Justice Populations (effective 
January 1, 2022). Since the submission of the EENF, no persons or organizations listed on the EJ 
Reference List have contacted the Proponent about the Project. The MEPA Office held an in- 
person site visit on November 28, 2022 at 10:00 a.m. and had interpreters available for Haitian 
Creole, Nepali, Soanish and Portuguese; no members of the public chose to attend the site visit. 
The MEPA Office held a remote consultation session via Zoom on November 29, 2022 at 6:00 p.m. 
and had interpreters available for Haitian Creole, Nepali, Spanish and Portuguese; no members of 
the public chose to attend the remote consultation session. 


The Proponent has actively engaged the nearby EJ populations through different forms of 
communication to facilitate Project involvement. In addition to the EJ Screening Form, the Project 
has continued to undergo local review which has included several public meetings. In particular, 
a neighborhood meeting was held in August of 2021 which resulted in a reduction of the Project 
size and the number of parking spaces due to community feedback; additional meetings have 
been held since that time. 


The Proponent will actively continue to facilitate outreach to these EJ communities by including 
those listed on the EJ Reference List on the submission of the SEIR. Additionally, the Proponent 
will add those recipients of the submission who express continued interest or inquiry into the 
Project to the Proponent’s listserv to keep them apprised of future public meetings respecting the 
same. 


The Proponent remains committed to a transparent public review of the Project and will continue 
to engage the public, particularly the EJ communities, throughout the MEPA review process. 


Air Quality Analysis 


The Certificate requested that the SEIR supplement the air quality analysis to describe and 
quantify the impacts from Project-related vehicle emissions to surrounding EJ populations within 
the DGA (i.e., within one mile of the Site) including along anticipated routes of travel. The analysis 
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shows that Project-related traffic at the worst-case intersection located in an EJ community are 
well-below health-based air quality standards. The air quality at all other intersections impacted 
by Project traffic is therefore expected to also be below air quality standards. Consequently, 
Project-related vehicle emissions are not anticipated to result in an adverse or disproportionate 
impact on the EJ communities within the DGA. 


3.2.1 Transportation Analysis 


The Certificate requested the Proponent describe the locations of the surrounding EJ populations 
within the DGA relative to the anticipated routes of travel for Project-generated traffic. As 
summarized in the EENF, trips generated by the Project are expected to be predominantly work- 
based trips. The retail and community center uses will support the Project and surrounding 
community but are not intended to be significant destinations with trips generated from beyond 
the community. The vehicle trip distribution for the Project is shown in Figure 3-1. 


Vehicular access to the Site is proposed from the new Thoroughfare that will be constructed to 
align with the intersection opposite Windsor Street. The two-way ramp to the underground 
garage and loading/service area will both be accessed from the new Thoroughfare. 


Vehicles entering and exiting the Site will use the following roadways based on roadway system 
and the vehicle trip distribution: 


@ Windsor Place 
@ Webster Avenue 
@ Windsor Street; and 
@ South Street. 
The entrance off Windsor Place is the vehicular access to the parking garage at the Site; any 


vehicles leaving the Site will either turn left onto Archibald Query Way, turn right onto Windsor 
Place or drive south through the intersection onto Windsor Street. 


The Site is located within an EJ Block Group designated as Minority and surrounded by 63 other 
EJ communities. All Project-generated traffic is predicted to travel on roadways that bisect the EJ 
communities. The EJ communities in the DGA along with the travel routes for Project-generated 
traffic are shown in Figure 3-2. Project-related trips will be increasingly dispersed on the regional 
roadway system the further they get from the Site. 
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As this estimated addition of daily Project-generated vehicle trips relates to anticipated air 
pollutant emissions, emission data alone do not provide sufficient information to assess whether 
Project-related vehicle emissions result in an adverse or disproportionate impact on EJ 
communities. The standard regulatory approach for evaluating any adverse air quality impacts 
related to Project emissions is to model the air pollution concentrations that result from Project- 
related emissions and compare these, together with background concentrations, to health-based 
National Ambient Air Quality Standards (“NAAQS”). For this Project, this approach is taken in 
order to show that there will be no adverse or disproportionate impacts to EJ communities. If the 
air pollution concentrations exceed the NAAQS, this would indicate that the Project-related 
emissions could constitute an adverse impact. Therefore, along with estimates of air pollutant 
emissions and percent increases of traffic on roadways, an analysis is provided below of air 
pollutant concentrations at selected worst-case intersections and comparison of these to health- 
based standards. The analysis shows that Project-related traffic at the worst-case intersection 
located in an EJ community are well-below health-based air quality standards. The air quality at 
all other intersections impacted by Project traffic is therefore expected to be below air quality 
standards. 


As noted in the previous paragraph, estimates of air emissions at the intersections for which data 
are available from the traffic study have been provided. Additional air quality analyses were also 
conducted to estimate air pollutant concentrations that can be used to assess whether the Project 
impacts constitute an adverse impact to EJ communities. 


The analysis follows guidelines presented in US EPA PM Hot-spot Guidance (US EPA 20217). The 
modeling guidance is traditionally used to quantify vehicle emissions for major highway and 
transit projects and is therefore designed to specifically address changes in air quality from vehicle 
emission contributions. The guidance describes how to obtain emissions data using the US EPA 
MOVES model (which is used in mesoscale analyses), and how to use the emissions data to 
estimate air pollutant concentrations using the US EPA air dispersion screening model AERMOD. 
It is important to note that the original purpose of “hot-spots” analyses was to assess the impact 
from highway projects in areas that did not meet the NAAQS. As reported in the EENF, the air 
quality in the area around the Site is good and well below health-based NAAQS. However, the air 
quality analysis methodology can be used to quantify impacts from vehicle emission in areas of 
concern. Therefore, following the modeling guidelines, the air pollutants of primary concern 
related to vehicle emissions were selected, the ‘Build’ condition only was modeled, and the worst- 
case intersections for modeling purposes were identified. Details on the methods used and 
results are presented in the sections below. 


Project-Level Conformity and Hot-Spot Analyses | US EPA 
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3.2.2 Selection of Model and Model Inputs 


3.2.2.1 Model Selection 


The most recent version of the US EPA AERMOD dispersion model (Version 22112) was selected 
to estimate air pollutant concentrations. AERMOD is the US EPA’s preferred model for regulatory 
applications. The use of AERMOD provides the benefits of using the most current algorithms 
available for steady state dispersion modeling. The AERMOD View graphical user interface (“GUI”) 
Version 11.2.0 by Lakes Environmental, was used to facilitate model setup and post-processing of 
data. 


The AERMOD model can assign sources to a rural or urban category to allow specified urban 
sources to use the effects of increased surface heating under stable atmospheric conditions. The 
urban dispersion classification was selected based on a visual inspection of the area within a 
three-kilometer radius of the intersection. 


3.2.2.2 Air Pollutants 


As noted in the EENF, under the Clean Air Act, the US EPA regulates six air pollutants for which 
there are health-based NAAQS, including nitrogen dioxide (“NO2”), sulfur dioxide (“SO2”), 
particulate matter less than 2.5 micrometers (“PM25”), particulate matter less than 10 
micrometers (“PMio”), carbon monoxide (“CO”), ozone (“O3”), and lead (“Pb”). NO is one of a 
group of gases known as NO, and is used as the indicator for the larger group of NO,. The EENF 
evaluated background air quality that included all of the six ambient air pollutants for which 
health-based NAAQS are available. Of these six air pollutants, the air pollutants of primary 
concern from vehicle emissions include PM25and NO. Other air pollutants, including SO2, CO, and 
Pb are no longer emitted in significant quantities from cars and trucks due to the implementation 
of strict emission controls and new fuel standards (e.g., unleaded fuel and low-sulfur fuels). EPA 
phased out leaded gasoline in the 1990s and 2000s, and on-road motor vehicles no longer 
contribute significantly to Pb pollution.2 Ozone is not directly emitted from vehicles, but is a 
secondary by-product formed under certain conditions from a reaction of NO2 and volatile organic 
compounds. Therefore, modeling focused on PM25and NO2. 


3.2.2.3 Meteorological Data 


The meteorological data required to run AERMOD includes five years of representative surface 
and upper air observations. The regional meteorology in Boston is best represented by surface 
meteorological data observed and collected by the National Weather Service (“NWS”) Automated 
Surface Observing System (“ASOS”) station at the Boston Logan Airport (“KBOS”) located roughly 
4.5 miles from the Site. NWS ASOS stations collect hourly observations of wind, temperature, 


2 As aresult of EPA's regulatory efforts including the removal of lead from motor vehicle gasoline, levels of lead 


in the air decreased by 98 percent between 1980 and 2014. (https://www.epa.gov/lead-air-pollution/basic- 
information-about-lead-air-pollution) 
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humidity, and pressure. Upper air soundings are taken twice daily from far fewer locations than 
surface data. For this Project, upper air data from Grey, ME was used, which is consistent with 
guidance from MassDEP. Surface data and upper air sounding data have been processed into 
AERMOD-ready input files using version 22112 of AERMET. Evaluation of the processed 
meteorological data showed a five-year period of 43,824 total hours, with 40 calm hours (0.09%) 
and 269 (0.61%) missing hours. Thus, these data are deemed complete and representative for air 
quality modeling. Winds are predominantly from the south-southwest through northwest 
direction. 


3.2.2.4 Intersections and Roadways 


The worst-case intersections were selected based on results from the traffic study. Intersections 
were ranked by their emission rates based on the number of vehicles that pass per hour, delay in 
seconds per vehicle, and gram per hour (“g/hr”) emission factor for PM25 and oxides of nitrogen 
(“NOx”). Table 3-1 shows the ranking of the intersections. As seen in Table 3-1, the highest 
emission rates occur at intersection #1 and are one to two orders of magnitude greater than the 
emission rates of the second worse intersection. If the pollutant concentrations resulting from 
the emissions of idling and moving vehicles at the worst-case intersection are lower than the 
NAAQS, then the better-performing intersections are assumed to be similarly below the NAAQS. 


The selected worst-case intersection is the intersection of Prospect Street, Webster Avenue, and 
Concord Avenue located northwest of the Site and in a minority-designated EJ community. A 
predicted maximum of 118 Project-generated vehicles during the future a.m. peak hour will pass 
through this intersection and idle for 403 seconds/vehicle. Figure 3-3 shows the roadway 
segments that make up intersection #1. 


3.2.2.5 Receptors and Terrain 


Receptors were placed at 25 meter (“m”) spacing between 25 m— 100 m from the four roadways 
that form intersection #1. A total of 232 receptors were included in the model. 


Terrain data were obtained from the U.S.G.S_ National Map Seamless Server 
(www.seamless.usgs.gov) according to guidance set forth by the US EPA.? Source and receptor 
elevations were processed using the AERMAP processor by way of the Lakes AERMOD View 
interface. Figure 3-4 shows the roadways and receptor locations. 


U.S. EPA, AERMOD Implementation Guide, 454-B-21-002, April 22, 2021. 
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Figure 3-3 
Roadway Segments for Intersection #1 (Prospect Street, Webster Avenue, and Concord Avenue) 


Table 3-1 Intersection Ranking 


2029 Build 2029 Build AM Peak PM Peak 
Weekday AM Peak Weekday PM Peak | pm2.5@ | Nox | PM2.5 


Intersections (Signalized and Unsignalized) 


g/s 


g/s 


g/s 


ris Sera ee Webete AVENUE SCONCE 4H ace {lll aes Gel aaa F | 286.6 93 | 0.0001148 | 0.0031250 | 0.0000643 | 0.0017516 
ey Vrennone ote obey Webster avenue ee - | 18.5 131 - | 403 96 | 0.0000059 | 0.0001593 | 0.0000024 | 0.0000650 
Columbia Street 
3: Columbia Street & Windsor Place - 0.7 135 - 3.1 107 0.0000002 | 0.0000062 | 0.0000008 | 0.0000218 
4: Windsor Street & Windsor Place/Earle Street B 11.7 208 B 10.5 204 0.0000059 | 0.0001599 | 0.0000052 | 0.0001408 
5: Windsor Street & South Street - 7.8 73 - 8.5 97 0.0000014 | 0.0000374 | 0.0000020 | 0.0000542 
6: Medford Street - 0.8 9 - 8.8 31 0.0000000 | 0.0000005 | 0.0000007 | 0.0000179 
7: Medford Street & South Street - 23.9 14 - 110.3 50 0.0000008 | 0.0000220 | 0.0000133 | 0.0003624 
8: Windsor Street & Cambridge Street - 3.4 59 - 3.9 47 0.0000005 | 0.0000132 | 0.0000004 | 0.0000120 

Notes: 

(1) (Veh/hr. * Emission Factor g/hr)*(1/3600 secs)*(Delay secs.) = g/s emission r 
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3.2.3 Emissions and Air Modeling Methodology 


3.2.3.1 Emissions and Traffic Volumes 


In response to the Certificate, traffic volumes and emissions were calculated for all intersections 
and roadway segments within EJ communities that were included in the traffic study. 


Traffic volumes for the four roadway segments that go in and out of the intersection were 
tabulated from Attachment 2 - Transportation of the previously filed EENF. Vehicles turning onto 
a roadway segment and traveling on a segment were summed for each unique link. Intersection 
totals were summed from the turning diagram/stick figures included in Attachment 2 of the EENF. 


3.2.3.2 MOVES Modeling 


The EPA MOVES3 model (version 3.1) was used to estimate motor vehicle emission factors on the 
roadway networks, consistent with US EPA guidance.* Emission factors calculated by the MOVES3 
model are based on motor vehicle operations typical of daily periods. The Commonwealth’s 
statewide annual Inspection and Maintenance (“I&M”) program was included, as well as the 
county specific vehicle age registration distribution, fleet mix, meteorology, and other inputs. The 
inputs for MOVES3 for Middlesex County for the future year (2029) were provided by MassDEP.° 


For idling vehicles, emission factors were estimated based on a speed of 0 mile per hour (“mph”). 
Speeds of 10, 20, and 25 mph were assumed for all free-flow traffic through an intersection based 
on the size of the local roadway. The month of March and morning hour of 8:00 to 9:00 a.m. was 
used in the MOVES modeling. These parameters represent reasonable worst-case emissions. 


Emission estimates for Project-generated traffic in 2029 were obtained from MOVES using a 
hypothetical link with length equal to one mile, volume of one vehicle, and speeds of 5, 10, 15...., 
65 mph. The unit emission rate was scaled for each specific link based on its actual length and 
number of vehicles. 


3.2.3.3 AERMOD Modeling 


AERMOD modeling was conducted following guidelines in Appendix J of the US EPA PM Hot-spot 
Guidance.® Details of how the model inputs were generated are provided below. 


4 US EPA 2021. Using MOVES in Project-Level Carbon Monoxide Analyses. EPA-420-B-21-047. 
https://nepis.epa.gov/Exe/ZyPDF.cgi?Dockey=P1013NP8. pdf 


5 E-mail communication with Marc Bennett at MassDEP. 


5 PM Hot-spot Guidance, p 167-170. https://nepis.epa.gov/Exe/ZyPDF.cgi?Dockey=P1013C6A.pdf (Oct 2021). 
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Roadway Sources 


The free flow traffic was modeled as line volume sources in AERMOD. The line volume roadway 
inputs are summarized in Table 3-2. The minimum horizontal dimension was calculated as the 
average number of roadway travel lanes, multiplied by a 3.3 m/lane conversion as specified in the 
Hot-spot Guidance. The initial vertical dimension is based on the average weighted vehicle heights 
from the four source types that make up 98% of traffic on roads in Middlesex County 
(motorcycles, passenger cars, passenger trucks, and 2-axle commercial trucks), multiplied by the 
turbulence factor 1.7. The release height is equal to one-half of the initial vertical dimension. 


Table 3-2 Roadway Sources Parameters 


: Vertical Release 
Length ® | Plume Width (2) . ) ‘ 
. . Dimension ®) Height *) 
Link Name Link ID 


Webster Ave. north of Prospect St. 


Concord Ave. 


1 
2 
Prospect St. east of Webster Ave. 3 
4 


Prospect St. west of Webster Ave. 


Webster Ave. between Prospect St. 


and Tremont St. ? 


Notes: 

1Links are measured from the center of the intersection to the next intersection/connection with a roadway. 

2Travel lanes multiplied by 3.3m/lane conversion factor 

3 The weighted average passenger vehicle heights of Middlesex County fleet in 2029, 1.67 m x 1.7 turbulence multiplier 
4 Half the height of the initial vertical dimension, or 1.67 mx 1.7 x 0.5 


The emission rates calculated using the MOVES model for the roadway sources are shown in Table 
3-3. 


Table 3-3 Roadway Source Emission Rates 


inkio LN | PMes 


Webster Ave. North of Prospect (SBT) 1 0.000059 0.000006 
Concord Ave 2 0) 9 4) 
Prospect St. East of Webster Ave. (SWT) 3 0.000392 0.000038 
Prospect St. West of Webster Ave. (NET) 4 0.000032 0.000003 
Webster Ave. between Prospect St. and Tremont St. (NBT) ) 0.000355 0.000034 
Notes: 
(1) There is no Project-generated traffic that is expected to travel on Concord Avenue. 
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Intersection Source 


Idling vehicles were modeled as a single volume source in the center of the intersection with 
plume parameters shown in Table 3-4. The release height is one-half of the initial vertical 
dimension. The length of side is the maximum number of lanes in the intersection (three lanes) 
multiplied by the 3.3 m/lane conversion. The initial vertical dimension is the average weighted 
vehicle height of the source types that form 98% of the fleet in Middlesex County, divided by 2.15. 
Since there is no turbulence at intersections due to the stopped vehicles, the 1.7 multiplier was 
not used. 


Table 3-4 Intersection Source Emission Rate and Parameters 


NOx PM2.5 Vertical Initial vertical 


Length of 


: dimension dimension”) 
side 2) (m) 


®) (m) (m) 


Intersection emission rate emission 
(g/s) rate (g/s) 


Prospect Street & 
Webster Avenue 


0.83 0.00313 0.00012 9.90 1.67 0.77 
& Concord 
Avenue 
Notes 
(1) 0.5x the vertical dimension 
(2) Maximum width of the intersection (3 lanes) x 3.3 m/lane conversion factor 
(3) The weighted average passenger vehicle heights of Middlesex County fleet in 2029, 1.67 m 
(4) Vertical dimension divided by 2.15 


3.2.4 National Ambient Air Quality Standards 


As noted previously, for both PM25 and NQ2 the US EPA has established health-based NAAQS. 
These standards “provide public health protection, including protecting the health of ‘sensitive’ 
populations such as asthmatics, children, and the elderly’.’ EPA reports air pollution 
concentrations with respect to how the health-based NAAQS are defined. These are called the 
design values. The NAAQS for PM25 and NO» are shown in Table 3-5. There are two different 
human health-based primary NAAQS, one that corresponds to short-term exposures and one for 
long term exposures. This analysis focuses on the short-term primary NAAQS (bolded in Table 
3-5), as peak-hour Project-related impacts are being assessed. For short-term exposures, the NO» 
NAAQS is defined as the 98'" percentile of one-hour daily maximum concentrations, averaged 
over three years. For PM25, the design value for short-term exposures is the 98" percentile of the 
maximum daily (24-hour) concentration, averaged over three years. 


Es https://www.epa.gov/criteria-air-pollutants/naaqs-table 
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Table 3-5 National Ambient Air Quality Standards 


Averaging Primary NAAQS 
Period (g/m?) 


Annual ") 100 

NO 
: 1-hour (2) 188 
Annual ") 12 

PM 
- 24-hour ) 35 


Source: NAAQS Table | US EPA 


(1) Not to be exceeded. 
(2) 98th percentile of one-hour daily maximum concentrations, averaged over three years. 
(3) 98th percentile, averaged over three years. 


For comparison to the NAAQS, modeled concentrations from AERMOD are added to the 
background levels of the criteria air pollutant. Section 3.2.5 summarizes the results of modeling, 
the appropriate background concentrations, and comparison to the NAAQS. 


3.2.5 Results 


3.2.5.1 Traffic Results 


Due to its immediate proximity to the Project, traffic increases at the Webster Avenue/Tremont 
Street/Columbia Street intersection by approximately 13% during the a.m. peak hour and 12% 
during the p.m. peak hour (Table 3-6). 


Planned changes to the roadway network in the Boynton Yards area, including the extension of 
South Street to Columbia Street, will result in improved operations at the Webster 
Avenue/Tremont Street/Columbia Street intersection by redirecting traffic away from Columbia 
Street. Additional mitigation details are included in the transportation chapter (Chapter 4). 
Specific transportation improvements to benefit vehicular, pedestrian, and bicycle operations are 
summarized in Section 4.3. 


In addition, as part of the agreements with the City, the Project has committed to controlling the 
percentage of trips made by automobile at 37.5% or less by 2030 and at 25% or less by 2040 in 
order to meet the City’s SomerVision 2040 goals. As detailed in the EENF, the Proponent estimates 
that 43% of Project-generated trips will arrive at the Site via personal automobile, 28% arriving 
via transit, and the remaining 29% travelling via foot or bicycle. Committing to decreasing the 
percentage of vehicular trips to the Project will minimize Project-related traffic at the Webster 
Avenue/Tremont Street/Columbia Street intersection (see Table 3-6). Detailed traffic volume 
tables are included in Appendix A. 
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Table 3-6 Percentage increase in Traffic (Webster Avenue/Tremont Street/Columbia Street) 


Build Scenario 
Time Period 43% auto 37% auto 25% auto 


p.m. Peak Hour 12% 10% 6% 


The Proponent also analyzed the intersections included in the traffic study adjacent to the EJ 
populations to determine whether any of the intersections degraded in LOS from No-Build to Build 
conditions. One intersection, the Webster Avenue/Tremont Street/Columbia Street westbound 
approach, worsens from LOS D to LOS F during the a.m. peak hour (see Table 1 in Appendix A). 
There are no feasible means to avoid or abate the Project’s near-term traffic impacts at this 
location. The Project’s mode share commitments of 37.5% or less auto usage by 2030 and 25% or 
less by 2040 will meet the City’s goals and minimize any Project intersection impacts. 


The expanded air quality analysis includes an assessment of the percent increase in traffic and 
emissions at specific intersections within EJ communities that were included in the traffic study. 


Operations for the Webster Avenue/Tremont Street/Columbia Street intersection with the 
percentage of trips made by automobile at 37.5% or less by 2030 and at 25% or less are 
summarized in Table 3-7. 


Table 3-7 2029 Vehicle Operations Capacity Analysis (Webster Avenue/Tremont Street/Columbia 
Street) 


Intersection Movement Delay V/C Ratio 50th % 95th % 


(sec.) Queue (ft) Queue (ft) 


No-Build (2029) Condition 
Columbia St WB left/thru/right D 34.1 0.61 95 
Webster Ave NB left/thru/right A 8.5 0.02 3 
Webster Ave SB left/thru/right A 8.9 0.19 18 
Build (2029) Condition 
Columbia St WB left/thru/right F >50 0.99 218 
Webster Ave NB left/thru/right A 8.5 0.02 3 
Webster Ave SB left/thru/right A 9.6 0.30 35 
Build (2029) Condition with 37.5 percent Auto Trips 
Columbia St WB left/thru/right F >50 0.93 195 
Webster Ave NB left/thru/right A 8.5 0.02 3 
Webster Ave SB left/thru/right A 9.5 0.28 30 
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Table 3-7 
Street) (Continued) 


2029 Vehicle Operations Capacity Analysis (Webster Avenue/Tremont Street/Columbia 


Intersection Movement LOS Delay V/C Ratio 50th % 95th % 
(sec.) Queue (ft) Queue (ft) 
Build (2029) Condition with 25 percent Auto Trips 
Columbia St WB left/thru/right F >50 0.80 - 153 
Webster Ave NB left/thru/right A 8.5 0.02 - 3 
Webster Ave SB left/thru/right A 9.3 0.25 - 25 


The increase in roadway volumes based on the addition of daily Project-generated vehicle trips 
were estimated for the roadways proximate to the Site. Project trips are most highly concentrated 
on Windsor Place, adjacent to the Site. As mentioned above, Project trips will be increasingly 
dispersed on the regional roadway system the further they get from the Site (see Table 
3-8). 


It should be noted that Project impacts on Average Daily Trips (“ADT”) are based on available 
count data; additional ADT data are not available for all roadways in the vicinity of the Project 
area. MassDOT guidelines recommend study areas include roadway segments where site- 
generated trips increase the peak hour traffic volume by 5% or more or by more than 100 vehicles 
per hour should be included in the transportation study. For this reason, the Proponent only 
included locations in the analysis where Project-generated traffic is anticipated to increase by 5% 


or more. 


Table 3-8 Estimated Increase in Daily Traffic on Adjacent Routes 


Build Scenario Percent Increase 


43% auto 37%auto 25% auto 


Windsor Place, west of Windsor Street? EB/WB 1,780 66% 56% 36% 
Webster Avenue, south of Prospect Street? NB/SB 8,600 12% 10% 7% 
South Street, east of Windsor Street? EB 4,700 7% 6% 4% 
Medford Street, south of South Street? bs = an x atl 

SB 12,400 1% 1% 1% 
Windsor Street, north of South Street NB/SB Not Available 
Webster Avenue, north of Everett Street? NB/SB 8,560 3% 2% 2% 
Prospect Street, north of Newton Street? NB/SB 11,010 6% 5% 3% 
Count data collected October 20211, September 2017’, October 20173. 

6497/600 Windsor Place 3-16 Environmental Justice 


Epsilon Associates, Inc. 


3.2.5.2 Traffic Volumes and Air Pollutant Emissions 


In response to the Certificate, the air quality analysis quantified the percentage increase in traffic 
and air emissions for relevant vehicle-related air pollutants (i.e., PM25 and NO2) at all intersections 
in the study area. The relative percent increase in traffic volume or emissions between 2029 Build 
and No-Build are not directly related to the overall impact on air quality for the Project area and 
are presented here in response to the Certificate scope. The results from the air modeling analysis 
of the worst-case intersection are presented in Section 3.2.5.3. Tables 3-9 through 3-11 
summarize the traffic volume and emission estimates along with the percent difference between 
the 2022 Existing, 2029 No-Build, and 2029 Build traffic conditions. 


The Windsor Street & Windsor Place/Earle Street intersection has the largest increase in vehicle 
traffic during peak hours; however, this intersection was not associated with the highest emission 
of NO, or PM25 compared to other intersections as discussed above in Section 3.2.2. Similarly, the 
intersection with the highest percentage increase from No-Build to Build cases is Tremont Street/ 
Webster Avenue / Columbia Street, but this is also not the intersection with the highest overall 
emissions and thus the intersection that would result in the highest air quality impact. As shown 
in Table 3-1, the worst-case intersection emissions are associated with a combination of increased 
vehicle trips and the highest seconds/vehicle delay at Intersection #1. 


Table 3-9 Percent Change in Intersection Traffic Volumes 
% Difference % Difference ") 
Intersections (2022 EX to 2029 NB) (2029 NB to 2029 BU) 

AM PM AM PM 
1: Prospect Street & Webster Avenue & Concord Avenue 38% 38% 5% 4% 
2: Tremont Street & Webster Avenue & Columbia Street 25% 33% 12% 10% 
3: Columbia Street & Windsor Place 30% 31% 30% 24% 
4: Windsor Street & Windsor Place/Earle Street 38% 30% 49% 45% 
5: Windsor Street & South Street -18% -16% 18% 23% 
6: Medford Street 28% 41% 1% 2% 
7: Medford Street & South Street -12% 24% 1% 4% 
24: Windsor Street & Cambridge Street 5% 7% 5% 4% 
Notes: 


Vi +V2 


5 -) , EX— existing, NB- No Build, BU - Build 


(1) Percent Difference formula: (V, — V2)/( 
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Table 3-10 Estimated Emissions of PM2.5 (TPY) For Intersection 


PM2.5 (TPY) 


Intersections (Signalized and Unsignalized) 


2022EX 2029NB 2029 BU 


1: Prospect Street & Webster Avenue & Concord Avenue 0.00260 | 0.00791 0.00990 
2: Tremont Street & Webster Avenue & Columbia Street 0.00009 0.00007 0.00019 
3: Columbia Street & Windsor Place 0.00002 0.00001 0.00001 
4: Windsor Street & Windsor Place/Earle Street 0.00005 0.00003 0.00007 
5: Windsor Street & South Street 0.00010 | 0.00004 | 0.00004 
6: Medford Street 0.00006 | 0.00015 | 0.00015 
7: Medford Street & South Street 0.00005 0.00071 0.00096 
24: Windsor Street & Cambridge Street 0.00013 0.00003 0.00005 


TPY = tons per year 


Table 3-11 Estimated Emissions of NOx (TPY) For Intersections 


NOx (TPY) 
Intersections (Signalized and Unsignalized) 

2022EX 2029NB 2029 BU 
1: Prospect Street & Webster Avenue & Concord Avenue 0.063 0.253 0.317 
2: Tremont Street & Webster Avenue & Columbia Street 0.002 0.002 0.006 
3: Columbia Street & Windsor Place 0.0004 0.0003 0.0004 
4: Windsor Street & Windsor Place/Earle Street 0.001 0.001 0.002 
5: Windsor Street & South Street 0.003 0.001 0.001 
6: Medford Street 0.001 0.005 0.005 
7: Medford Street & South Street 0.001 0.023 0.031 
24: Windsor Street & Cambridge Street 0.003 0.001 0.002 


TPY = tons per year 


For the overall traffic network, NOx emissions are predicted to decrease by 0.30 TPY between the 
Existing and future No-Build case, while PM25 is predicted to increase by 0.003 TPY, as shown in 
Table 3-12.° 


Table 3-12 2022 Existing to 2029 No-Build Intersection Emissions 


Case NOx Ibs/day NOxtons/yr PMaslbs/day PMz25tons/yr 
2022 Existing 7.25 1.32 0.42 7.7E-02 
2029 No-Build 5.59 1.02 0.44 8.0E-02 
Difference -1.66 -0.30 0.02 3.1E-03 


8 Corresponds with a 23% decrease in NOx and 4% increase in PM2s from existing to future no-build conditions. 
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The Project-generated traffic is anticipated to increase NOx by 0.14 TPY and PM25 by 0.01 TPY as 
compared to No-Build future conditions, as shown in Table 3-13.° 


Table 3-13 2029 No-Build to 2029 Build Intersection Emissions 


9 


Case NOx lIbs/day NOxtons/yr PM2.5lbs/day PM2.5 tons/yr 
2029 No-Build 5.59 1.02 0.44 0.08 
2029 Build 6.35 1.16 0.48 0.09 
Difference 0.77 0.14 0.05 0.01 


The traffic volumes and emissions for each individual link are presented in Appendix A. From the 
2022 Existing to 2029 future No-Build case, NOx emissions are expected to decrease on most 
roadways except for two. PM2s emissions were predicted to decrease as well, with some links 
increasing by a small percentage. Emissions for NOx increase, at most 0.0363 TPY between the 
No-Build and Build conditions, and PM2.s5 increase at most by 0.0035 TPY between the No-Build 
and Build conditions at Columbia Street. The highest percent increase is associated with the Site 
driveway and roadways that lead to the Site driveway as these are new vehicle emission sources 
from the Project. 


As noted above, the increase in traffic volumes or emissions are not directly related to air quality 
impacts. As shown in Section 3.2.2, the highest emissions are associated with the intersection of 
Webster Avenue, Concord Avenue, and Prospect Street, which was selected for air modeling to 
evaluate if these increased emissions result in any adverse or disproportionate impacts on EJ 
communities from the Project-related vehicle emissions. 


3.2.5.3 AERMOD Results 


To evaluate whether the air pollutant emissions constitute an adverse impact to EJ communities 
near the Site, AERMOD was used to estimate the air pollutant concentrations at the worst-case 
intersection. The maximum modeled concentrations were added to background air pollutant 
concentrations from the nearest monitoring site. The nearest air monitoring station to the Site 
that has the most recent measurement data for PM2.5 and NO? is the Von Hillern Street monitoring 
station in Roxbury about four miles south of the Site. 


Model results are presented in Table 3-14. The maximum modeled one-hour NO2 concentration 
was 33.3 g/m. When combined with the background design value at Von Hillern Street station, 
the total concentration sums to 121.7 wg/m?. The maximum 24-hour PM25 concentration 
modeled was 0.3 yg/m?. When added to the background design value, the total PM2s 


Corresponds with a 14% increase in NOx and 11% increase in PM2.5 from future no-build to build conditions. 
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concentration sums to 17.3 g/m. Therefore, for both air pollutants of concern, the Project- 
related emissions result in maximum air concentrations that when added to background are well 
below the relevant health-based NAAQS. 


Table 3-14 AERMOD Results Comparison to NAAQS 


Max. AERMOD Design Value + 
Von Hillern St. Monitor Station is eiiaeinowely Relevant 
Design Values modeled AERMOD NAAQS 
Pollutant 8 Concentration" Concentrations 
Standard : 
oncentration 
Year Range (ug/m?) (ug/m*) (ug/m?) 
(ug/m?) 
1-Hr NO2 2019-2021 88.4 33.3 121.7 188 
24-Hr PM25 2019-2021 17 0.3 17.3 35 
Notes: 


(1) Background NO2 from US EPA | Design Values, converted using a multiplication factor of 1.88 from ppb to g/m? 


3.2.6 Conclusions 


Based on the results from the air modeling analysis, Project-related contributions are expected to 
be minor and not expected to contribute to air pollutant concentrations that would result in an 
exceedance of the health-based NAAQS, and therefore will not result in a disproportionate 
adverse effect on EJ populations in the Project area. 


Air quality impacts from a project can also be viewed within the context of the overall regional air 
quality. Although there will be some air quality impacts from the Project related to an increase in 
vehicle traffic, both emissions data and air pollutant concentrations are trending down. As shown 
in the EENF, for example, emissions reductions in excess of 80% for NOx and PMps, largely due to 
tighter vehicle emissions regulations over the past few decades. Similarly, air pollution 
concentrations are trending down, in part due to decreasing vehicle emissions. As Massachusetts 
sets even more stringent emissions standards and an increasing share of electric vehicles, these 
air pollutant concentrations are expected to continue to trend down. 


Overall, the emission and air quality trends are improving for the area around the Site as detailed 
in the EENF. Importantly, for the main air pollutants of concern, PM2s and NO2, concentrations 
are well below health-protective NAAQS. As shown in Table 3-14 Project-related contributions 
when added to background concentrations will not result in an exceedance of the NAAQS. 
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Chapter 4 


Traffic and Transportation 


4.0 TRAFFIC AND TRANSPORTATION 


4.1 Introduction 
Chapter 2 of the EENF contained the transportation analysis for the Project. The transportation 
comments received on the EENF focused on the elements presented below. 
4.2 Transportation Network Improvements 
The following projects planned by the City and MBTA will change the existing roadway network 
and alter access to/from the Boynton Yards Neighborhood: 
¢ South Street Eastbound (Short-term). South Street currently operates one-way 
westbound from Medford Street to Hunting Street and is two-way between Hunting 
Street and Windsor Street. In the near-term future, the City anticipates reversing South 
Street to one-way eastbound from Harding to Medford Street. 
¢ South Street Two-way (Long-term). The City proposes a realignment of South Street and 
two-way operations between Medford Street and Webster Street in the Union Square 
Neighborhood Plan. Two-way South Street will offer additional connections to the 
regional roadway networks. 
¢ Prospect Street/Webster Avenue Reconfiguration. The City is considering implementing 
changes that will modify the current skewed intersection. Webster Avenue approaches 
would be offset and signal operations and phasing updated. Intersection updates may 
include bike facilities, shorter pedestrian crossing distances across Webster Avenue and 
Prospect Street, and sidewalk widening adjacent to the Union Square Station on Prospect 
Street. 
¢@ MBTA Access. The MBTA is currently reviewing and revising the MBTA bus network to 
adjust for changes in ridership, employment centers, demographics, and ridership 
patterns. Implementation of changes to bus routes will become effective in phases from 
2023 — 2028. Bus route changes proposed in this area include: 
© 147 Union Square to Ruggles Station via Central Square/LMA. The proposed bus 
route is a high frequency route and extends access from the Longwood Medical and 
Academic Area from Central Square to Union Square. 
4.3 Project Transportation Contributions 
The Project will provide the following transportation improvements to benefit vehicular, 
pedestrian, and bicycle operations in and around the Site: 
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¢ Thoroughfare. Consistent with Somerville master planning requirements, the Project will 
include construction of a north-south access route, or Thoroughfare, of approximately 20 
feet in right-of-way width from Windsor Place to the north. In addition to removing 
vehicular access for the Project directly from Windsor Place, and reducing the number of 
curb cuts present in the existing condition, the Thoroughfare provides a needed 
pedestrian-scale block structure. The Thoroughfare will improve safety and operations at 
the Windsor Street/Windsor Place/Archibald Query way intersection. Site access is 
proposed from a curb cut on the Thoroughfare. A two-way ramp will be provided to the 
underground garage and to a separate loading/service area, both of which vehicles will 
access from the Thoroughfare. 


¢ Intersection Alignment. The Project will align the Thoroughfare to create a traditional 
four-way intersection with the Windsor Place/Windsor Street/Archibald Query Way 
intersection. Other intersection improvements include pedestrian crosswalks, installation 
of ADA-compliant ramps, and conversion to all-way stop control. 


¢ Windsor Place Bicycle Lane. The Project will install a curb separated, five-foot bicycle lane 
on Windsor Place adjacent to the Site. The Project will coordinate with the City on final 
placement of the westbound bicycle lane and improvements to the Windsor 
Place/Windsor Street/Archibald Query Way intersection with the addition of the 
Thoroughfare to the north. 


¢ Bluebikes Station. The Project will sponsor, and identify an off-street location for, a City- 
owned 19-dock Bluebikes bike share station. 


¢ Transportation Demand Management Strategies: The Proponent is committed to 
implementing Transportation Demand Management (“TDM”) measures to minimize 
automobile usage and Project related traffic impacts. TDM measures for the Project may 
include, but are not limited to, those described below: 


o Anon-site transportation coordinator; 

o Orientation packets for employees; 

o Showers and lockers for employees; 

o Lunchroom with a microwave and refrigerator for employees; 


o Flexible work schedules for employees to minimize peak arrival and departures at the 
Site and to minimize the impacts of traffic operations on the surrounding roadways 
and intersections; 


o Deliveries and service vehicles will be scheduled during off-peak hours whenever 
possible to minimize impacts to traffic operations on the surrounding roadways and 
intersections; 
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o Telecommuting accommodations for employees (where applicable); 
o “Guaranteed Ride Home” program; 

o Unbundled parking from leases; 

oO Transit screens in lobby and external to building; 

o Transit pass subsidies; 

o Bike Share subsidies; 

oO. Bike Repair Facility; 


o Join Transportation Management Association (“TMA”) should one form in Project 
area; 


o Pedestrian accommodations, including ADA-compliant ramps, at all pedestrian 
crossings that are constructed or modified by the Project; 


o Secure bicycle parking; 
o Carpool and vanpool program; and 


©. Preferential parking for carpool/vanpool. 
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Chapter 5 


Stormwater 


5.0 STORMWATER 


5.1 Potential Runoff Reuse 


As design of the Project is advanced, measures to achieve the Platinum level-certifiable building 
under the Leadership in Energy and Environmental Design (“LEED”) rating system, will continue 
to be studied. Rainwater capture and reuse for irrigation and toilet flushing will be among the 
strategies evaluated. 


5.2 Proposed Stormwater Management System 


The Project will result in the decrease of impervious surfaces compared to the existing condition 
through landscaping and the use of permeable pavers. Permeability will define at least 70% of the 
hardscape surfaces planned for the Project’s public Civic Open Space. Green infrastructure in 
parallel with verdant and contiguous planting will further promote Site resiliency and promote 
on-site infiltration. (A perspective identifying features of the plaza being explored through design 
is provided as Figure 1-11). In sum, the decrease of impervious surfaces along with the new 
stormwater management system, will result in a reduction in stormwater runoff from the Site. 
Figure 5-1 shows the Site’s approach to subsurface infiltration. 


The stormwater management system will consist of deep sump catch basins and subsurface 
infiltration systems. It is expected to be designed so the peak runoff flow offsite for the 10-year, 
24-hour storm event in proposed conditions will be at or below the peak runoff flow for the 2- 
year, 24-hour storm event in existing conditions. The stormwater management system will be 
designed to accommodate the 25-year, 24-hour storm event of 9.8 inches (2070 planning horizon) 
although temporary ponding on-site may be expected pending expansion of the municipal storm 
drain system. 


Notwithstanding the Project’s management of stormwater on-site, the Proponent has committed 
approximately $15.5 million toward public realm improvements in the district in support of the 
City’s Public Realm Implementation Strategy for Boynton Yards, some of which is anticipated to 
contribute to subsurface utility and pump station construction projects performed by others. As 
discussed with the City, the Site is considered large enough on its own to support the building 
development and contain a stormwater management system to decrease the runoff from the Site 
reaching the municipal storm drain system. The stormwater storage tank proposed for the 
Boynton Yards district is intended to provide stormwater management for those parcels too small 
to provide a substantial stormwater management system. 


Figure 5-2 depicts the proposed utility plan. 
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Chapter 6 


Water and Wastewater 


6.0 WATER AND WASTEWATER 


6.1 


6.2 


Proposed Water Conservation Measures 


The Project is investigating multiple strategies to reduce consumption of potable water. The 
Project will reduce indoor potable water use through low flush and flow fixtures, with a goal of 
30-40% reduction from fixtures alone. The design team will investigate additional potential indoor 
potable water use reductions through use of stormwater for toilet flushing. All fixtures, except 
the kitchen and lavatory faucets, will be WaterSense certified and all appliances will be ENERGY 
STAR. The Project will install permanent water meters that measure the total potable water use 
for the building and the grounds, as well as include water sub-meters for at least two end uses. In 
turn, these water conservation measures will result in less wastewater generation from the 
Project. 


Outdoor landscape potable water use will be reduced by at least 30% from the calculated 
baseline, achieved through plant species selection and irrigation system efficiency (drip irrigation 
and smart controllers). The Project is additionally evaluating the possibility of removing irrigation 
altogether where irrigation will only be needed for two years of watering after which the system 
can be dismantled or disconnected due to the use of majority native and drought tolerant plant 
species. 


Inflow and Infiltration 


The City has a combined sewer system and will require infiltration/inflow (“I/I”) mitigation for the 
Project. A minimum 4:1 I/I offset for any new wastewater flows is required. It is anticipated that 
the Proponent will pay a fee to the City’s fund dedicated to I/I removal from the sewer system. 
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Chapter 7 


Climate Change 


7.0 CLIMATE CHANGE 


7.1 


Proposed Stormwater Management System 


As discussed in Chapter 5, the stormwater management system will consist of deep sump catch 
basins and subsurface infiltration systems, and will be designed to accommodate the 25-year, 24- 
hour storm event of 9.8 inches (2070 planning horizon), although temporary ponding on-site may 
be expected pending expansion of the municipal storm drain system. To assist with stormwater 
retention, the Project is expected to be designed so that 70% of the hardscape in the public Civic 
Open Space will be permeable and at least 10% of the public Civic Open Space will be landscaped 
(see Figure 1-11 for a summary of landscape features). The landscaping will include the use of a 
majority of native and drought tolerant plant species. 


The building and site design will continue to be informed by the City’s Climate Change 
Vulnerability Assessment (“CCVA”). The first-floor elevation of the building is anticipated to be set 
around 9.5 feet (NAVD88) to be able to tie into the proposed public Civic Open Space adjacent to 
Windsor Place. The Project will seek to mitigate flood risk through strategic design of the ground 
floor and surface improvements throughout to promote infiltration. Materials at the ground level 
are otherwise intended to be flood resistant products which can be inundated during a flood 
event and/or easily replaced. Though the design for the lobby and adjacent retail spaces is not yet 
complete, the Project will investigate interior finish materials that meet FEMA’s Flood Damage- 
Resistant Materials Requirements, National Flood Insurance Program’s (“NFIP”) Class Rating 4-5 
(“acceptable”) standards. 


Electrical, HVAC and plumbing equipment will be designed to prevent water from accumulating 
within the components during flooding conditions. Critical equipment, such as the transformers 
and generator, will be placed above elevation 12.4 feet (NAVD88) or otherwise be appropriately 
protected from potential flooding. 
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Chapter 8 


Greenhouse Gas Analysis 


8.0 GREENHOUSE GAS ANALYSIS 


8.1 


8.2 


Introduction and Project Overview 


The Greenhouse Gas (“GHG”) analysis in Attachment 4 of the EENF addressed the GHG emissions 
that would be generated by operation of the Project, and options that may reduce those 
emissions in accordance with the MEPA GHG Policy. 


The GHG analysis focused on emissions of carbon dioxide (“CO2”). As noted in the GHG Policy, 
although there are other GHGs, CO2 is the predominant contributor to global warming. 
Furthermore, CO; is by far the predominant GHG emitted from the types of sources related to this 
Project, and CO2 emissions can be calculated for these source types with readily available data. 


GHG emissions sources can be categorized into two groups: (1) stationary sources, or emissions 
related to structures and equipment that are stationary on the site; and (2) mobile sources, or 
emissions related to transportation. Stationary sources can be further broken down into direct 
sources and indirect sources; direct sources include GHG emissions from on-site fuel combustion, 
and indirect sources include GHG emissions associated with electricity and other forms of energy 
that are imported from off-site power plants via the regional electrical grid for use on-site. 


The Certificate included comments from the MEPA Office and the Department of Energy 
Resources (“DOER”). In this continuation of the GHG analysis, these comments are addressed. 


Building Envelope Update 


Clarification was requested on the composition and thermal resistance of building enclosure 
components. 


8.2.1 Vertical Performance 


The proposed performance values of the vertical exterior conditions have been improved in the 
updated backstop calculator to minimize the “trade-off” from the horizontal portion in 
anticipation of the new energy code. The vision glass for the building will also meet the energy 
code that will be in effect starting July 1, 2023 by complying with the U-0.25 performance value 
and has been updated in the backstop calculator. 


The backstop calculator is included in Appendix B. 
8.2.2 Unitized Opaque Construction 


It is anticipated that the tower portion of the facade (levels 4-12) will be assembled as a 
prefabricated panel unit due to the overall facade area for both the glazing (windows) and 
cladding elements. The “opaque unitized” will be similar to a “spandrel” condition within a 
unitized curtainwall assembly. The basis of design wall section for the “unitized opaque” is the 
following: 
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@ 8-1/4-inch thermally broken unitized curtain wall system 


@ 5-inch minimum mineral wool insulation with galvanized metal back pan mechanically 
attached and sealed to curtainwall members 


@ Finish cladding material with thermally broken sub-frame members (similar to rain-screen 
application) 


The envelope will be examined during the early design document phases with preconstruction 
management input to determine the appropriate system for Project schedule and delivery. As a 
result, the design team is taking a precautionary conservative approach to the envelope value, in 
lieu of a continuous insulated wall (“stick-built” fagade system), to ensure that the building 
envelope will meet future energy code requirements with flexibility of the final construction 
assembly. 


8.2.3 Exposed Floor Performance 


The horizontal surfaces for the Project will feature both roof and soffit conditions. There will be 
two roofing assemblies for the main building roof and at occupied terraces. The proposed 
assembly for the main roof is the following: 

@ PVC/TPO membrane 


¢ 8-inch minimum rigid base insulation with %-inch per 1-foot minimum tapered insulation 
sloped to drains 


@ Vapor retarder on concrete slab 

The proposed assembly for the roof at occupied terraces is the following: 
@ Elevated pedestal paving system 
@ 8-inch minimum XPS insulation with staggered joints 


¢ %-inch thick drainage composite layer over hot fluid-applied rubberized asphalt 
waterproofing on sloped concrete topping slab 


The proposed soffit assembly will feature a similar make-up of a continuous insulated wall at a 
vertical application and will have an effective U-Value of 0.042. The proposed assembly is the 
following: 

@ Light gauge metal framing 

@ 5/8-inch exterior sheathing with AVB membrane 

@ 5-inch min. mineral wool insulation 


@ Airspace 
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@ Finish cladding material with thermally broken sub-frame members 


8.2.4 Thermal Bridges 


The design team has updated the envelope backstop calculator with values that account for 
thermal bridging, and with a layout that highlights the baseline UA and the horizontal, vertical, 
and total proposed envelope performance by percentage improvement above code (>0 exceeds 
code). The updated backstop calculation requirements were documented based on 2023 MA 
Stretch Code resources and the Building Envelope BC Thermal Bridging Guide v1.6 referenced by 
the code. 


A new area takeoff was performed using the current conceptual design model, and these 
measurements were used to calculate the perimeter and corner lengths of each floor. The thermal 
bridging due to intersections with the interior floor slabs and corner were assigned to the Opaque 
(Cladding 1) assembly (currently unknown distribution/location of Unitized Opaque [Cladding 2] 
and CW Spandrel assemblies). 


Thermal bridging at the parapets (wall to roof intersection) was assigned to the roof. The glazing 
length used in calculating thermal bridging at glazing transitions was estimated based on a 35% 
window to wall ratio (“WWR”). 35% of the total floor perimeter was added to the corner lengths 
of each floor as rough estimate of the glazing transition length (currently unknown window 
size/distribution). 


Thermal bridging calculations were performed for three levels of performance: 2023 MA Stretch 
Code Prescriptive values in C402.7 as the worst-case scenario, moderate performance as defined 
by Section 4.2.1, Table 2 of Thermal Bridging Guide v1.6, and efficient performance as defined by 
the same table. The design team determined that the values from the efficient performance 
calculations could be utilized based on current architectural design standards and the assembly 
details from a project that uses a similar unitized opaque/curtain-wall system construction. 


Based on advancement of the conceptual building massing, the area of the Opaque (Cladding 1) 
has been increased at the podium levels which improves the overall vertical envelope 
performance to meet the future energy code requirements. 


8.3 Mechanical System Updates 
Clarification and updates to previously provided information related to the planned performance 
of mechanical systems are provided in this section. 
8.3.1 Mechanical System Staging 
The Hybrid HVAC system had been designed with a cold climate air source heat pump chiller to 
reduce natural gas usage. This chiller can produce hot water only or provide hot water/ chilled 
water simultaneously during shoulder months. A 96-ton Multistack ARA chiller can produce 120°F 
water down to 0°F ambient temperature. This heat pump chiller is sized for 25% of the peak 
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heating load and the boilers are sized for 100% of the peak load. The air source heat pump chiller 
is prioritized to operate first, and the boilers are utilized when the load exceeds 25% or when the 
ambient temperature is below O0°F. The design will operate the electric heat recovery chiller as 
stage 1 of the heating plant. A schematic illustrating this sequence is included in Appendix B. 


8.3.2 Hot Water Heating 


Service water heating is provided by an air-source heat pump system. The proposed model design 
with an air source heat pump shows a 29% reduction in annual energy consumption versus the 
electric water heater designed for the Baseline model. 


8.3.3 Thermal Energy Demand Intensity 


At the request of the DOER, the design team investigated various strategies and building envelope 
configurations to determine their effect on cooling Thermal Energy Demand Intensity (“TEDI”) 


The current WWR is 34%. The design team evaluated two alternatives by reducing WWR to 30% 
and 25% to study cooling TEDI reduction. For the third alternative, Solar Heat Gain Coefficient 
(“SHGC”) was reduced to 0.25 from 0.38. The next alternative is a 4-foot external horizontal 
shading above all the south, east, and west-facing windows with a 1-foot setback. 


As an attempt to study the combination of these alternatives, the building was modeled with 
alternative 2 (WWR 25%) + Reduced SHGC to 0.25 + 4-foot horizontal shading. The results show 
cooling TEDI has reduced to 47.51 KBtu/sf-yr from 49.45 KBtu/sf-yr. However, the annual energy 
consumption slightly increased compared to the current design. eQuest results from these 
studies are presented in Appendix B. 


Table 8-1 Cooling TEDI and Envelope Alternatives 
Design Alternative Predicted TEDI Remarks 
kBTU/sf-yr 
Proposed Design 49.45 - 
Alternative 1: 30% WWR 49.06 - 
Alternative 2: 25% WWR 49.45 - 
Alternative 3: Solar Heat Gain | 48.16 Reducing SHGC has a higher impact on cooling TEDI 
Coefficient 0.25 compared to reducing WWR. 
Alternative 4: Exterior Shading | 49.03 Minimal impact on reducing cooling TEDI. It could 
with Setback be impactful in providing thermal comfort for the 
occupants by reducing glare but not energy. 
Alternative 5: Combination one | 47.51 Cooling TEDI has reduced; however, the annual 
through four above energy consumption slightly increased compared 
to the current design. 
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It can be concluded that reducing SHGC from the recommended value of 0.38 increases overall 
annual energy consumption. The only alternative that reduces cooling TEDI without increasing 
annual energy consumption is reducing WWR; however, this has an impact on daylighting and 
views. 


8.3.4 Energy Modeling Updates 


In addition to the iterative modeling to review TEDI impacts, the Project team updated the 
building envelope which resulted in improvements in energy use. A summary of the estimated 
energy usage is provided in Table 8-2 which shows the Proponents continued efforts to design an 
energy efficient Project result in reduction of energy use that equates to 60 fewer tons of annual 
GHG emissions than what was predicted in the EENF. 


Detailed energy model inputs and outputs are provided in Appendix B. 
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Table 8-2 Energy Modeling Results 


600 Windsor Place 


Modeled Conditioned space 405,225 sf 
Design Conditioned space 405,225 sf 
Factor 1.00 


Proposed 
Hybrid CW/HW 
Baseline Case AHU's and 
(ASHRAE 90.1- FCU's Cold 
2013, App. G) | Climate ASHP 


Chillers and 
Heat Recovery 

DIRECT (NATURAL GAS) MMBtu/yr MMBtu/yr 
Space Heating 3,123 


Domestic Hot Water 


subtotal 


INDIRECT (ELECTRICITY) 
Lights 
Misc. Equipment 
Space Heating 
Space Cooling 
Heat Rejection 
Pumps & Aux 
Vent Fans 


Domestic Hot Water 
Exterior Lighting 


subtotal 
ENERGY USE INDEX PNNL reference? kBtu/sf/yr kBtu/sf/yr 
n/a 246.1 135.7 
Diff, % (compared to baseline) -45% 
GHG EMISSIONS tons/yr tons/yr 
Direct Gas-Burning 2,662 166 
Indirect Electricity 4,338 4,539 
Total 6,999 4,704 
Diff, toy -2,295 
Diff, % (compared to baseline) 132.8% 
CARBON EMISSION INTENSITY kg CO2/sf/yr 
11.61 
CO, Emission Factors: 
Electricity * 658 |b/MWh 
Natural Gas ” 117 |b/MMBtu 


* 2019 ISO New England Electric Generator Air Emissions Report 


? EIA Fuel Emissions Factors, Weighted National Average (1029 Btu/scf) 
3 Pacific Northwest National Laboratory study, Massachusetts Zone 5A, 
ASHRAE 90.1-2013, Lab/office not available 
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8.4 Mitigation and Emissions Summary 
8.4.1 On-Site Renewable Energy 


The design team is still evaluating the available roof area and will make sure that the design will 
meet the minimum code requirements. However, the Project commits to providing approximately 
4,150 sf of rooftop PV ready area. 


8.4.2 Project Emissions 
Table 8-3 Project GHG Emissions Summary 
Baseline Proposed Difference | 
tons/yr Percent Change 
Stationary Sources 6,999 4,704 -2,295 -32.8% 
Mobile Sources 741 741 0 0% 
8.4.2 Proponent’s Commitments to GHG Reduction 


The Proponent has detailed its commitments to mitigate Project GHG emissions. Additional 
mitigation measures have not been quantified, primarily because the degree of accuracy or the 
reliability of the quantification method is uncertain. 


The Proponent is committed to environmental stewardship. As the Project’s design develops 
further, the Proponent expects that additional technologies described previously, or possibly new 
technologies developed in the interim period, may be adopted that will further decrease GHG 
emissions. The Proponent will encourage the continued evaluation of energy efficiency and 
renewable energy measures throughout the life of the Project. 


The Proponent is committed to the following mitigation elements for the Project: 
@ Approximately 4,150 sf of the available rooftop area will be PV ready; 
@ Electrification of 90% of building space heating; 
@ Electric domestic hot water provided by air source heat pumps; 
@ High performance building envelopes; 
@ Light or reflective roofs; 
@ Heat or energy recovery; 


@ Demand-controlled ventilation; 
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@ Reduced lighting power densities; 
@ High-efficiency HVAC equipment; 
@ High performance exterior lighting; 
@ Energy Star appliances; 

@ Low-flow fixtures; 

@ Recycling collection areas; and 

@ Construction waste recycling. 


The Proponent has included in the design of the building all feasible GHG emissions mitigation in 
order to avoid, reduce, minimize, or mitigate damage to the environment. 


The Proponent is committed to implementing the energy efficiency and GHG emission reduction 
measures presented in this analysis but must retain an amount of design flexibility to allow for 
changes that will inevitably occur as the design of the building progresses. If, during design of the 
Project, a specific combination of design strategies proves more advantageous from an 
engineering, economic, or space utilization perspective, the design of the buildings may vary from 
what has been described herein. Energy performance minima and associated GHG emission 
reductions will be adhered to. 


Upon completion of the building, the Proponent will submit a self-certification to the MEPA Office, 
prepared in accordance with the GHG Policy. This certification will identify the GHG mitigation 
measures incorporated into the building and will illustrate the degree of GHG reduction from a 
Baseline case, as Baseline is defined herein, and how such reductions are achieved. Details of the 
Proponent’s implementation of operational measures will also be included. 
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Chapter 9 


Construction 


9.0 CONSTRUCTION 


9.1 


9.2 


9.3 


9.4 


Introduction 


The Proponent is committed to minimizing construction-related impacts. The proximity of 
abutting residential and commercial properties to the Site will require careful scheduling of 
material removal and delivery. Planning with the City and abutters will be essential to the 
successful development of the Project. As a result of community feedback and interest in 
construction related matters, the Proponent launched a web platform USQCommunity.com in 
August of 2021 as a means to proactively communicate construction updates for active projects. 
The Project will be added to the project dashboard when it proceeds to the construction phase 
and will provide weekly construction updates for the week ahead. 


Construction management and scheduling practices including plans for construction worker 
commuting and parking, routing plans and scheduling for trucking and deliveries, protection of 
existing utilities, maintenance of fire access, control of noise and dust, and public safety will be 
employed to minimize impacts on the surrounding environment and community. 


The Proponent will follow MassDEP guidelines which will direct the evaluation and mitigation of 
construction impacts. 


As discussed in Chapter 1, the Site design has allowed for a future pedestrian pathway on the 
northern side of the Site. Since this pathway does not exist, it will not be impacted by construction 
activities. 


Construction Methodology/Public Safety 


Construction methodologies that ensure public safety and protect nearby tenants will be 
employed. Techniques such as barricades, flaggers, and signage will be used as necessary. 
Sidewalk areas and walkways near construction activities will be well marked and lit to protect 
pedestrians and ensure their safety. 


Construction Schedule 


It is anticipated that construction will begin following Project approvals and is expected to last 
approximately 36 months. 


Construction Staging/Access 


Although specific construction and staging details have not been finalized, the Proponent and its 
construction management consultant will work to ensure that staging areas will be located to 
minimize impacts to pedestrian and vehicular flow. Secure fencing and barricades will be used to 
isolate construction areas from pedestrian traffic adjacent to the Site. Construction procedures 
will be designed to meet all Occupational Safety and Health Administration (“OSHA”) safety 
standards for specific site construction activities. 
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During construction, entrances to the Site will be restricted to points where aggregate surfaces 
will be used to limit the tracking of soil out of the Site by construction vehicles. 


9.5 Construction Truck Routes and Deliveries 
A critical component of the construction-period mitigation is a set of measures designed to 
minimize potential impacts on traffic flow and safety. Summarized below are several measures 
that the Proponent and general contractor will implement during the Project construction to 
avoid and minimize potential transportation-related impacts: 

@ The Proponent will coordinate with the City to discuss transportation-related 
construction-period impacts; 

¢ Designated truck routes will be established to govern how trucks access the Site; 

@ Police detail officers will be used as necessary and as required by the City to facilitate and 
maintain safe and efficient passage of vehicles and pedestrians during construction; 

@ Prior to of the start of construction, the general contractor will submit a Construction 
Period Traffic Management Plan to the City for review and approval. This plan will identify 
designated construction truck routes and any temporary roadway improvements 
necessary to accommodate truck traffic, while maintaining safe and efficient passage for 
vehicles, pedestrians, and bicyclists; 

@ The Proponent will avoid full or partial street closures to the extent possible. Should a 
partial street closure be necessary to accommodate materials transport or construction- 
related activities, the Proponent will endeavor to limit the closure to off-peak hours; 

@ Parking for construction workers will be provided within the Site, and workers will be 
prohibited from parking along adjacent roadways; 

@ The Proponent will encourage contractors to use construction equipment that uses Low 
Sulfur Diesel fuel or Ultra-Low Sulfur Diesel fuel for construction operations; and 

@¢ “No Idling” signs will be included at the loading, delivery, pick-up and drop-off areas. 

9.6 Construction Air Quality 
Short-term air quality impacts from fugitive dust may be expected during excavation and the early 
phases of construction. Plans for controlling fugitive dust during excavation and construction 
include wetting soils prior to disturbing, covering stockpiles, and careful removal of debris by 
covered trucks. The construction contract will provide for several strictly enforced measures to 
be used by contractors to reduce potential emissions and minimize impacts. These measures are 
expected to include: 
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@ Using wetting agents on areas of exposed soil on a scheduled basis; 
@ Using covered trucks; 
@ Minimizing spills on the construction site; 


@ Monitoring actual construction practices to ensure that unnecessary transfers and 
mechanical disturbances of loose materials are minimized; 


@ Minimizing storage of debris on the construction site; 
@ Periodic street and sidewalk cleaning with water to minimize dust accumulations; and 


@ The contractor will comply with the National Emission Standards for Hazardous Pollutants 
(“NESHAP”) throughout demolition and construction activities. 


In addition to measures to control earth material particulate dust, the contractor will also strive 
to minimize diesel emissions during construction. Specific measures to be taken to reduce diesel 
emissions and other construction related air quality impacts include the following measures: 


@ Using equipment retrofitted with diesel emissions control devices. The Proponent will 
specify during the procurement of the subcontractors, that the majority of the heavy 
equipment operating on the Site be retrofitted with diesel emissions control devices; 


@ Maintaining an “idle free” work zone of fossil fuel trucks and equipment by providing 
supplemental hoisting and pumping equipment along with “just-in-time” delivery 
methods. On-site idling will be limited to five minutes. “Do Not Idle” signs will be posted 
at appropriate locations; 


@ By locating combustion engines away from sensitive receptors such as fresh air intakes, 
air conditioners and windows; and 


@ Using Ultra Low Sulfur Diesel for all trucks and construction machinery as required by the 
US EPA. 


Long-term air quality mitigation measures include constructing the motor fuel facility in 
accordance with all MassDEP requirements for vapor emissions control including 
pressure/vacuum vent caps, vapor tight piping and fittings, Stage | vapor controls during deliveries 
to capture displaced vapors and return them to the fuel terminal. 


Construction Noise 


The Proponent is committed to mitigating noise impacts from the construction of the Project. 
Periodic increased community sound levels, however, are an inherent consequence of 
construction activities. Most of the work at the Site will be masonry or steel construction that will 
not produce much noise. The Project will include a noise mitigation plan to minimize, to the extent 
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practicable, the generation of sound levels that will impact off-site receptors. Every reasonable 
effort will be made to minimize the noise impact of construction activities, including: 


@ Limiting construction to weekdays between 7:00 a.m. and 5:00 p.m. and Saturdays 
between 7:00 a.m. and 3:00 p.m.; 


@ Using appropriate mufflers on all equipment and ongoing maintenance of intake and 
exhaust mufflers; 


@ Muffling enclosures on continuously running equipment, such as air compressors and 
welding generators; 


@ Replacing specific construction operations and techniques by less noisy ones where 
feasible; 


@ Selecting the quietest of alternative items of equipment where feasible; 


@ Scheduling equipment operations to keep average noise levels low, to synchronize the 
noisiest operations with times of highest ambient levels, and to maintain relatively 
uniform noise levels; 


@ Turning off idling equipment; and 


@ Locating noisy equipment at locations that protect sensitive locations by shielding or 
distance. 


Construction Waste Management 


The Proponent is committed to minimizing construction waste. Proposed construction activities 
will generate solid waste, predominantly as a result of earth moving operations. Excavated 
material will be incorporated into the Project to the extent feasible. It is not anticipated that fill 
material will be disposed of at off-site locations. A dumpster will be located on-site for materials 
such as packaging. For those materials that cannot be recycled, solid waste will be transported in 
covered trucks to an approved solid waste facility, per MassDEP Regulations for Solid Waste 
Facilities, 310 CMR 16.00. This requirement will be specified in the disposal contract. Construction 
will be conducted so that materials that may be recycled are segregated from those materials not 
recyclable to enable disposal at an approved solid waste facility. 


A disposal contract will include specific requirements that will ensure that construction 
procedures allow for the necessary segregation, reprocessing, reuse and recycling of materials 
when possible. 


There is no proposed incineration of refuse. 
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9.10 


9.11 


9.12 


Protection of Utilities 


The Project is not expected to have any significant impact on the quality or quantity of any public 
or private water supply, watershed, reservoir, or the groundwater. Existing public and private 
infrastructure located within the public right-of-way will be protected during construction. The 
installation of proposed utilities within the public way will be in accordance with the appropriate 
governing utility company requirements. All necessary permits will be obtained before the 
commencement of the specific utility installation. 


Construction Soil Management 


Erosion and sedimentation will be controlled by encircling all work with sedimentation barrier and 
protecting all infiltration systems and stormwater structures. It is not proposed that there will be 
any temporary sedimentation basins or temporary vegetation. 


Permanent erosion control will be primarily accomplished by land grading and permanent 
vegetation cover. The Site is not subject to flooding or ponding. The proposed surface drainage 
system will be routed to an on-site underground infiltration system and will reduce runoff to off- 
site. An Erosion Control Plan has been developed for the Project. 


Construction Period Stormwater Management 


The Project will incorporate sedimentation and erosion controls into design and construction 
practices. The Project will comply with the requirements of its US EPA NPDES General Permit for 
Construction, which includes the development of a Stormwater Pollution Prevention Plan. 


Construction Period Impacts on EJ Communities 


The Proponent understands the impacts that construction may have on the local community. The 
CMP will include measures to minimize impacts to the local (and EJ) community around the Site, 
including truck routing that uses major roadways and minimizes travel through EJ communities to 
the extent feasible. 


Air quality impacts due to construction activities will be short-term. The total construction period 
is expected to last approximately 36 months. Anticipated air quality impacts include the creation 
of fugitive dust and emission of diesel exhaust. There will be mitigation measures in place to 
control dust and diesel emissions and ensure that construction activities create minimal impact 
to the surrounding communities. 
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Mitigation and Proposed Section 61 Findings 


10.0 MITIGATION AND PROPOSED SECTION 61 FINDINGS 


10.1 Introduction 


M.G.L. c. 30, s. 61 requires that "[a]ll authorities of the Commonwealth ... review, evaluate, and 
determine the impact on the natural environment of all works, projects or activities conducted by 
them and ... use all practicable means and measures to minimize [their] damage to the 
environment. ... Any determination made by an agency of the Commonwealth shall include a 
finding describing the environmental impact, if any, of the project and a finding that all feasible 
measures have been taken to avoid or minimize said impact." Each state agency that issues a 
permit for the Project shall issue a Section 61 Finding in connection with permit issuance, 
identifying mitigation that is relied upon to satisfy the Section 61 requirement. A proposed Section 
61 Finding is provided in Section 10.3, and a table of mitigation measures is included as part of 
the proposed Section 61 Finding. All mitigation will be the responsibility of the Proponent. 


10.2 Anticipated State Permits and Approvals 


Table 10-1 identifies the Agencies that are expected to take Agency Action on the proposed 
Project and, therefore, issue Section 61 Findings. 


Table 10-1 Agency Actions Required for the Project 


Agency Approval/Action 


Massachusetts Water Resources Authority Construction Dewatering Permit (if required); 


Temporary Construction Dewatering Permit (if required); 


Sewer Use Discharge Permit 


Massachusetts Department of Chapter 40, Section 54A approval 


Transportation 
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Proposed Section 61 Finding 


Project Name: 600 Windsor Place 

Project Location: 600 Windsor Place, Somerville 

Project Proponent: Union Square RELP 600 Windsor Owner LLC 
Date ENF Noticed in Monitor: October 7, 2022 


The potential environmental impacts of the Project have been characterized and quantified in the 
Expanded ENF dated September 30, 2022 and the SEIR dated May 15, 2023, which is incorporated 
by reference into this Section 61 Finding. Throughout the planning and environmental review 
process, the Proponent has been working to develop measures to mitigate significant impacts of 
the Project. With the mitigation proposed and carried out in cooperation with state agencies, the 
[Agency] finds that there are no significant unmitigated impacts. 


The Proponent recognizes that the identification of effective mitigation, and implementation of 
that mitigation throughout the life of the Project, is central to its responsibilities under the 
Massachusetts Environmental Policy Act (MEPA). The Proponent has accordingly prepared the 
attached Table of Impacts and Mitigation Measures that specifies, for each potential state permit 
category, the mitigation that the Proponent will provide. 


Now, therefore, [Agency], having reviewed the MEPA filings for the Project, including the 
mitigation measures itemized on the attached Table of Impacts and Mitigation Measures, finds 
pursuant to M.G.L. C. 30, S. 61 that with the implementation of the aforesaid measures, all 
practicable and feasible means and measures will have been taken to avoid or minimize potential 
damage from the Project to the environment. 


[AGENCY] 


By 


[Date] 


To be attached, Table 10-2, describing the measures to be implemented to mitigate the effects of 
the Project related to the required state permits and the schedule for implementation. 


The mitigation measures will be implemented subject to receipt of necessary permits and 
approvals. 
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Table 10-2 Summary of Impacts and Mitigation Measures 


Mitigation Schedule Cost 


Jobs and Workforce Development 


Expansion of the local innovation economy and life sciences cluster. During operation Included in 
Project cost 


Approximately 1,100 new permanent jobs anticipated. During operation Included in 
Project cost 


Approximately 900 new construction jobs anticipated. During construction | Included in 
Project cost 


Job Creation & Retention Trust contribution. During operation Approx. 
$900,000 
Annual new commercial real estate taxes. During operation Approx. $1.7M 


Climate Resiliency, Open Space and Sustainability 


Up to approximately 11,000 sf of new public Civic Open Space. During operation Included in 
Project cost 
New public Civic Open Space lot dedicated to the public by a Completion of Included in 
covenant or deed restriction. construction Project cost 
Approximately 14,000 sf of new urban tree canopy. During operation Included in 


Project cost 


LEED Platinum Certifiable Lab/Office building. During operation Included in 
Project cost 
Public realm contributions, direct or in-kind. Prior to Certificate Approx. 
of Occupancy $15.5M 
New on-site stormwater management facilities. During operation Included in 


Project cost 


Inflow and Infiltration mitigation. Prior to Certificate Approx. 

of Occupancy $250,000 
Housing 
Affordable Housing Trust contribution. During operation Approx. $3.7M 


Transportation 


Commitment to SomerVision 2040 non-auto trip goals. During operation Included in 
Project and 
operation 
costs 

Construction of a thoroughfare to remove vehicular access for the During operation Included in 

Project directly from Windsor Place, provide a needed pedestrian- Project cost 


scale block structure, reduce the number of curb cuts that currently 
exist along the frontage, and improve safety and operations at the 
Windsor Street/Windsor Place/Archibald Query Way intersection. 
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Table 10-2 Summary of Impacts and Mitigation Measures (Continued) 


Mitigation Schedule Cost 


Transportation (continued) 


The Project will align the thoroughfare to create a traditional four- During operation Included in 
way intersection with the Windsor Place/Windsor Street/Archibald Project cost 
Query Way intersection. 


The Project’s thoroughfare lot will be dedicated to the public by a Prior to Certificate Included in 
covenant or other deed restriction. of Occupancy Project cost 


The Project will bring all abutting sidewalks and pedestrian ramps to | During construction | Included in 
City Standards in accordance with the National Association of City and operation Project cost 
Transportation Officials design guidelines. 


A westbound cycle track on Windsor Place adjacent to the Project. During construction | Included in 
Windsor Place eastbound will be marked as a shared lane for and operation Project cost 
vehicular and bicycle use and updated to separated facilities by 
others later. 


Approximately 131 bicycle parking spaces (indoor/outdoor) to During operation Included in 
promote bicycle use. Project cost 
A new 19-dock Bluebikes station either on-site or at a location to be During operation Included in 
coordinated with the Somerville Mobility Division. Project cost 
The Project allows for the extension of a potential community path During design and Included in 
by others along the north property of 600 Windsor, parallel to the operation Project cost 


MBTA right-of-way. 


Mobility contributions. Prior to Certificate Approx. $1M 
of Occupancy 


Approximately two dedicated spaces for car-share vehicles. During operation Included in 
operation cost 


Transportation Demand Management program that is expected to During operation Included in 
subsidize transit and bicycle use, and promote alternative modes of operation cost 
transportation. 


Approximately 5% of vehicular parking spaces signed and designated | During operation Included in 
for carpools and/or vanpools. operation cost 
Approximately 15% of parking spaces equipped with EV During operation Included in 
infrastructure on day one of operations; 85% EV-Ready spaces operation cost 


configured for future adaptation. 


Two transit screen displays providing real time transit information. During operation Included in 
Project Cost 


Community Benefits 


Project contributions to local priorities. Prior to Certificate Approx. $1.5M 
of Occupancy 
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Table 10-2 Summary of Impacts and Mitigation Measures (Continued) 


Mitigation Schedule Cost 
Community Benefits (continued) 
Approximately 10% of program space reserved for Arts & Creative During operation Included in 
Enterprise space. Project and 
operation 
costs 
Community Center contribution. Prior to Certificate Included in 
of Occupancy Project cost 
Greenhouse Gas 
The Proponent is committed to the following mitigation elements for | During operation Included in 
the Project: Project and 
operation 
@ Approximately 4,150 sf of the available rooftop area will be eee 
PV ready; 
@ 90% electric base building space heating; 
Electric domestic hot water; 
@ High performance building envelopes; 
¢ Light or reflective roofs; 
@ Heat or Energy Recovery; 
¢@ Demand-controlled ventilation; 
@ Reduced lighting power densities; 
@ High-efficiency HVAC equipment; 
@ High performance exterior lighting; 
@ Energy Star appliances; 
¢  Low-flow fixtures; and 
@ Recycling collection areas. 
Upon completion of the building, the Proponent will submit a self- After Certificate of Included in 
certification to the MEPA Office, prepared in accordance with the Occupancy Project cost 
GHG Policy. 
Approximately 15% of parking spaces equipped with EV During operation Included in 
infrastructure on the day one of operations; 85% EV-Ready spaces Project and 
configured for future adaptation. operation 
costs 
Environmental Justice and Public Health 
New permanent and construction jobs During construction | Included in 
and operation Project cost 
Job Creation & Retention Trust contribution. During operation Approx. 
$900,000 
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Table 10-2 


Summary of Impacts and Mitigation Measures (Continued) 


Mitigation 


Schedule 


Cost 


Environmental Justice and Public Health (continued) 


Annual new commercial real estate taxes. 


During operation 


Approx. $1.7M 


Up to approximately 11,000 sf of new public Civic Open Space. 


During operation 


Included in 
Project cost 


New public Civic Open Space lot dedicated to the public by a 
covenant or other deed restriction. 


Completion of 
construction 


Included in 
Project cost 


Approximately 14,000 sf of new urban tree canopy. 


Public realm contributions, direct or in-kind. 


New on-site stormwater management facilities. 


During operation 


Prior to Certificate 
of Occupancy 


During operation 


Included in 
Project cost 


Approx. 
$15.5M 


Included in 
Project cost 


Inflow and Infiltration mitigation. 


Prior to Building 
Permit 


Approx. 
$250,000 


Affordable Housing Trust contribution. 


Prior to Building 
Permit 


Approx. $3.7M 


The Project will bring all abutting sidewalks and pedestrian ramps to 
City Standards in accordance with the National Association of City 
Transportation Officials design guidelines. 


During construction 
and operation 


Included in 
Project cost 


A westbound cycle track on Windsor Place adjacent to the Project. 
Windsor Place eastbound will be marked as a shared lane for 
vehicular and bicycle use and updated to separated facilities by 
others later. 


During construction 
and operation 


Included in 
Project cost 


Approximately 131 bicycle parking spaces (indoor/outdoor) to 
promote bicycle use. 


During operation 


Included in 
Project cost 


A new 19-dock Bluebikes station either on-site or at a location to be 
coordinated with the Somerville Mobility Division. 


During operation 


Included in 
Project cost 


The Project allows for the extension of a potential community path 
by others along the north property of 600 Windsor, parallel to the 
MBTA right-of-way. 


During design and 
operation 


Included in 
Project cost 


Mobility contributions. Prior to Certificate Approx. $1M 
of Occupancy 
Approximately two dedicated spaces for car-share vehicles. During operation Included in 


operation cost 


Transportation Demand Management program that is expected to 
subsidize transit and bicycle use, and promote alternative modes of 
transportation. 


Approximately 5% of vehicular parking spaces signed and designated 
for carpools and/or vanpools. 


During operation 


During operation 


Included in 
operation cost 


Included in 
operation cost 
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Table 10-2 Summary of Impacts and Mitigation Measures (Continued) 


Mitigation Schedule Cost 


Environmental Justice and Public Health (continued) 


Approximately 15% of parking spaces equipped with EV During operation Included in 
infrastructure on day one of operations; 85% EV-Ready spaces operation cost 
configured for future adaptation. 


Two transit screen displays providing real time transit information During operation Included in 
Project Cost 


Project contributions to local priorities. Prior to Certificate Approx. $1.5M 
of Occupancy 


Approximately 10% of program space reserved for Arts & Creative During operation Included in 
Enterprise space. Project and 
operation 
costs 
Community Center contribution Prior to Certificate Included in 
of Occupancy Project cost 
The Proponent is committed to the following mitigation elements for | During operation Included in 
the Project: Project and 
operation 
@ Approximately 4,150 sf of the available rooftop area will be ae 
PV ready; 
# 90% electric base building space heating; 
@ Electric domestic hot water; 
@ High performance building envelopes; 
¢ = Light or reflective roofs; 
@ Heat or Energy Recovery; 
¢@ Demand-controlled ventilation; 
@ Reduced lighting power densities; 
@ High-efficiency HVAC equipment; 
@ High performance exterior lighting; 
@ Energy Star appliances; 
¢  Low-flow fixtures; and 
@ Recycling collection areas. 
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Chapter 11 


Response to Comments 


11.0 RESPONSES TO COMMENTS 


This chapter responds to the Certificate and comment letters from government agencies on the 
ENF. The Certificate and each letter has been assigned an abbreviation. The Certificate and 
comment letters are reprinted in this section, and specific comments within each letter are noted 
in the margin with an abbreviation and a sequential numbering. Following the letter is a listing of 
the comments accompanied by a response to each. Table 11-1 provides the list of comment 
letters and the abbreviation assigned to each. 


Table 11-1 Secretary’s Certificate and Comment Letters 
Commenter Abbreviation 
EEA Secretary’s Certificate on the ENF MEPA 
Massachusetts Department of Transportation DOT 
Massachusetts Water Resources Authority MWRA 
Department of Energy Resources DOER 
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The Commonwealth of Massachusetts 
Executive Office of Energy and Environmental Affairs 
100 Cambridge Street, Suite 900 
Boston, MA 02114 


Charles D. Baker 


GOVERNOR 
Karyn E. Polito 
LIEUTENANT GOVERNOR Tel: (617) 626-1000 
Bethany A. Card Fax: (617) 626-1181 
SECRETARY http://www.mass.gov/eea 


December 16, 2022 


CERTIFICATE OF THE SECRETARY OF ENERGY AND ENVIRONMENTAL AFFAIRS 
ON THE 
EXPANDED ENVIRONMENTAL NOTIFICATION FORM 


PROJECT NAME : 600 Windsor Place 

PROJECT MUNICIPALITY : Somerville 

PROJECT WATERSHED : Charles River 

EEA NUMBER : 16621 

PROJECT PROPONENT : Union Square RELP 600 Windsor Owner LLC 


DATE NOTICED IN MONITOR _— : November 9, 2022 


Pursuant to the Massachusetts Environmental Policy Act (MEPA; M.G.L. c. 30, ss. 61- 
62L) and Section 11.06 of the MEPA Regulations (301 CMR 11.00), I have reviewed the 
Expanded Environmental Notification Form (EENF) and hereby determine that this project 
requires the submission of an Environmental Impact Report (EIR). In accordance with Section 
11.06(8) of the MEPA regulations, the Proponent requested that I allow a Single EIR to be 
submitted in lieu of the usual two-stage Draft and Final EIR process. I hereby grant the request to 
file a Single EIR, which the Proponent should submit in accordance with the Scope included in 
this Certificate. 


Project Description 


As described in the Expanded Environmental Notification Form (EENF), the project 
consists of the demolition of a 24,000-square foot (sf) building and construction of a 12-story, 
380,000-sf building with 323,000 sf of lab/office space, 38,000 sf of arts and creative enterprise 
space, 19,000 sf of community space, a below-grade parking garage with 200 vehicle parking 
spaces and 11,000 sf of public open space in the form of a plaza along the southern edge of the 
property adjacent to Windsor Place. 
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Project Site 


The 1.36-acre project site is occupied by a 24,000-sf building and 75 surface parking 
spaces. It is bordered to the south by Windsor Place, to the west by a commercial use, to the 
north by the Massachusetts Bay Transportation Authority’s (MBTA’s) commuter rail and Green 
Line Extension (GLX) tracks and to the west by a parcel under development as part of the 
Boynton Yards mixed-use project (EEA# 16195). Approximately 0.86 acres of the site consists 
of landlocked filled tidelands not subject to M.G.L. Chapter 91 licensing. 


The project site is located within an Environmental Justice (EJ) population designated as 
Minority and within one mile of additional EJ populations in Somerville and Cambridge, 
including 55 additional census block groups designated as Minority, two designated as Minority 
and English Isolation and seven designated as Minority and Income. The site is located within 
five miles of additional EJ populations designated as Minority; English Isolation; Minority and 
Income; Minority and English Isolation; and Minority, Income and English Isolation located in 
Somerville, Cambridge, Boston, Brookline, Watertown, Newton, Arlington, Belmont, Medford, 
Melrose, Everett, Chelsea, Revere, Winthrop and Malden. 


Environmental Impacts and Mitigation 


Potential environmental impacts of the project include generation of 4,794 unadjusted 
average daily trips (adt); addition of 125 parking spaces; use of 32,000 gallons per day (gpd) of 
water; and generation of approximately 28,700 gpd of wastewater. Greenhouse Gas (GHG) 
emissions and other air pollutants are associated with the burning of fossil fuels for on-site 
energy use and transportation. 


Measures to avoid, minimize and mitigate impacts include construction of pedestrian and 
bicycle facilities and a public plaza; implementation of Transportation Demand Management 
(TDM) measures to encourage use of public transit and other alternate modes of travel; 
construction of a stormwater management system with Best Management Practices (BMPs) to 
improve water quality, reduce flow rates and infiltrate stormwater; measures to conserve water 
and contribute to Infiltration/Inflow (I/I) reduction to preserve sewer capacity; all-electric 
heating and cooling systems and high-efficiency building envelope to minimize stationary-source 
GHG emissions; and measures to enhance the site’s climate change resiliency. 


Permitting and Jurisdiction 


The project is undergoing MEPA review and is subject to preparation of a mandatory EIR 
pursuant to Sections 11.03(6)(a)(6) of the MEPA regulations because it requires Agency Actions 
and will generate 3,000 or more new adt on roadways providing access to a single location. The 
project is also required to prepare an EJR pursuant to 301 CMR 11.06(7)(b) because it is located 
within a “Designated Geographic Area” (DGA) (one mile) around one or more EJ Populations. 
The project requires a M.G.L. Chapter 40, Section 54A approval to build on a former railroad 
right-of-way from MassDOT and a Sewer Use Discharge Permit from the Massachusetts Water 


EEA# 16621 EENF Certificate December 16, 2022 


Resources Authority (MWRA). It is subject to the MEPA GHG Emissions Policy and Protocol 
and requires a Public Benefit Determination (PBD). 


The project received a Master Plan Special Permit from the Somerville Planning Board 
on March 17, 2022 but still requires Site Plan Review approval from the Planning Board. It 
requires a Construction Traffic Management Plan approval and utility and infrastructure 
connection approvals from the Somerville Department of Public Works; and approval of a 
Mobility Management Plan by the Somerville Transportation and Infrastructure Department. The 
project requires a determination of no hazard to air navigation from the Federal Aviation 
Administration (FAA) and a National Pollutant Discharge Elimination System (NPDES) 
Stormwater General Permit from the Environmental Protection Agency (EPA). 


The project is not receiving Financial Assistance from the Commonwealth. Therefore, 
MEPA jurisdiction is limited to those aspects of the project that are within the subject matter of 
any required or potentially required Agency Actions and that may cause Damage to the 
Environment, as defined in the MEPA regulations. 


Request for Single EIR 


The MEPA regulations at 301 CMR 11.06(8) indicate that a Single EIR may be allowed 
provided I find that the EENF: 


a) describes and analyzes all aspects of the project and all feasible alternatives, 
regardless of any jurisdictional or other limitation that may apply to the Scope; 

b) provides a detailed baseline in relation to which potential environmental impacts and 
mitigation measures can be assessed; and, 

C) demonstrates that the planning and design of the project use all feasible means to 


avoid potential environmental impacts. 


For any Project for which an EIR is required in accordance with 301 CMR 11.06(7)(b), I must 
also find that the EENF: 


d) describes and analyzes all aspects of the project that may affect Environmental Justice 
Populations located in whole or in part within the Designated Geographic Area 
around the project; describes measures taken to provide meaningful opportunities for 
public involvement by Environmental Justice Populations prior to filing the expanded 
ENF, including any changes made to the project to address concerns raised by or on 
behalf of Environmental Justice Populations; and provides a detailed baseline in 
relation to any existing unfair or inequitable Environmental Burden and related public 
health consequences impacting Environmental Justice Populations in accordance with 
301 CMR 11.07(6)(n)1. 


Consistent with this request, the EENF was subject to an extended comment period under 
301 CMR 11.05(8). 
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Review of the EENF 


The EENF described existing site conditions, provided a project description and site 
plans and identified alternatives to the project. It documented the project’s impacts with respect 
to transportation, water and wastewater infrastructure and land alteration and stormwater 
management and identified potential measures to mitigate these impacts. Consistent with the 
MEPA Interim Protocol on Climate Change Adaptation and Resiliency, the EENF contained an 
output report from the MA Climate Resilience Design Standards Tool prepared by the Resilient 
Massachusetts Action Team (RMAT) (the “MA Resilience Design Tool’”),! together with 
information on climate resilience strategies to be undertaken by the project. The Proponent 
should submit a Single EIR that provides the information and analyses specified in the Scope 
below. 


SCOPE 
General 
The Single EIR should follow Section 11.07 of the MEPA regulations for outline and 
content and provide the information and analyses required in this Scope. It should demonstrate 
that the Proponent will pursue all feasible measures to avoid, minimize and mitigate Damage to 


the Environment to the maximum extent feasible 


Project Description and Permitting 


The Single EIR should identify any changes to the project since the filing of the EENF. It MEPA.1 
should identify and describe state, federal, and local permitting and review requirements MEPA.2 
associated with the project and provide an update on the status of each of these pending actions. 

The Single EIR should include a description and analysis of applicable statutory and regulatory 

standards and requirements, and a discussion of the project’s consistency with those standards. 

The Single EIR should include detailed site plans for existing and post-development MEPA.3 
conditions at a legible scale. Plans should clearly identify buildings, interior and exterior public 
areas, impervious areas, transportation improvements, pedestrian and bicycle accommodations, 
and stormwater and utility infrastructure. The Single EIR should provide detailed plans, sections, 
and elevations to accurately depict existing and proposed conditions, including proposed above- 
and below-ground structures, on- and-off-site open space, and resiliency and other mitigation 
measures. 


The information and analyses identified in this Scope should be addressed within the 
main body of the SEIR and not in appendices. In general, appendices should be used only to 
provide raw data, such as drainage calculations, traffic counts, capacity analyses and energy 
modelling, that is otherwise adequately summarized with text, tables and figures within the main 
body of the Single EIR. Information provided in appendices should be indexed with page 


' https://resilientma.org/rmat_home/designstandards/ 
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numbers and separated by tabs, or, if provided in electronic format, include links to individual 
sections. Any references in the Single EIR to materials provided in an appendix should include 
specific page numbers to facilitate review. 


The Single DEIR should provide background information on the City’s plans for MEPA.4 
roadway, stormwater and wastewater infrastructure and open space in the Union Square/Boynton 
Yards area to be implemented by private developers and/or the City. It should identify the MEPA.5 


Proponent’s contribution to off-site infrastructure and open space. 


Alternatives Analysis 


According to the EENF, the project has been designed to be consistent with the City’s 
planning efforts for the area, including the Somervision 2040 comprehensive plan, the Union 
Square Neighborhood Plan and the Boynton Yards Design Framework. These planning studies 
identified the need for economic revitalization of the Boynton Yards and Union square areas 
within which the site is located. According to the EENF, the City’s planning principles for the 
area include a focus on multimodal transportation with improved pedestrian and bicycle 
connections and development around the GLX; development of a network of public open space; 
sustainable building design; supporting the City’s arts and creative enterprises; strengthening the 
City’s emerging lie sciences, technology and innovation cluster; and providing employment 
opportunities to residents. 


The EENF included a comparison of the Preferred Alternative to a No Build Alternative 
and to the Increased Build Alternative. The No Build Alternative would minimize impacts 
compared to the Preferred Alternative by maintaining the existing 24,000-sf the building. 
According to the EENF, the existing building not consistent with the City’s planning goals 
because its low density does not take advantage of the opportunity for transit-oriented 
development near the GLX, the site does not provide public open space and it does not 
contribute to the City’s goal of developing the area as a life sciences and technology center 
which generates employment opportunities. 


The Increased Build Alternative was initially proposed by the Proponent to City agencies 
and area residents in August 2021. It would involve the construction of a 400,000-sf lab/office 
building, including 40,000 sf of space for arts and creative enterprises (2,000 sf more than the 
Preferred Alternative), within the same footprint as the Preferred Alternative. It would generate 
approximately 200 more adt, but its water use and wastewater generation would be similar to that 
of the Preferred Alternative. The Increased Build Alternative would meet the City’s planning 
goals to a similar extent as the Preferred Alternative; however, the community expressed a 
preference for a smaller building on the site. 


Both the Preferred Alternative and Increased Build Alternative are transit-oriented 
developments that would minimize traffic impacts by minimizing the amount of parking 
available at the site and making the spaces available to the public and not restricted to building 
tenants. In addition, both alternatives would meet the City’s planning goals by providing 11,000 
sf of open space, 19,000 sf of community space within the building and interior space for arts 
and creative enterprises, in addition to enhancing pedestrian and bicycle access on Windsor 
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Place. As a result of its smaller size, the impacts of the Preferred Alternative are slightly less 
than those of the Increased Build Alternative. 


According to the EENF, the Union Square/Boynton Yards area community has suggested 
that the Proponent and other developers in the area should work with the City and area residents 
to consider contributing to a larger, district-wide community center at a different location that 
might better serve the neighborhood. The EENF indicated that the Proponent is willing to 
coordinate with stakeholders to determine the feasibility and value of this suggestion. The Single MEPA.6 
EIR should clarify whether the building would be reduced by 19,000 sf or whether another use 


would occupy the 19,000 sf identified as community space in the EENF. It should review MEPA.7 
alternative uses of the space and describe potential impacts to trip generation, water use and 
wastewater generation associated with the alternative use. The Single EIR should clarify the MEPA.8 


development program included in the Preferred Alternative, which is inconsistently described in 
the EENF. 


Environmental Justice 


As noted above, the project site is located within an Environmental Justice (EJ) 
population designated as Minority and within one mile of additional EJ populations in 
Somerville and Cambridge, including 55 additional census block groups designated as Minority, 
two designated as Minority and English Isolation and seven designated as Minority and Income. 
Within the census tracts containing the above EJ populations, Spanish, Portuguese, Haitian 
Creole and Nepali are identified as the languages spoken by 5% of more of residents who also 
identify as not speaking English very well. 


Effective January 1, 2022, all new projects in a DGA (as defined in 301 CMR 11.02, as 
amended) around EJ populations are subject to new requirements imposed by the Chapter 8 of 
the Acts of 2021: An Act Creating a Next-Generation Roadmap for Massachusetts Climate 
Policy (the “Climate Roadmap Map”) and amended MEPA regulations at 301 CMR 11.00.* Two 
related MEPA protocols—the MEPA Public Involvement Protocol for Environmental Justice 
Populations (the “MEPA EJ Public Involvement Protocol’) and MEPA Interim Protocol for 
Analysis of project Impacts on Environmental Justice Populations (the “MEPA Interim Protocol 
for Analysis of EJ Impacts”)—are also in effect for new projects filed on or after January 1, 
2022.° Under the new regulations and protocols, all projects located in a DGA around one or 
more EJ populations must take steps to enhance public involvement opportunities for EJ 
populations, and must submit analysis of impacts to such EJ populations in the form of an EIR. 
The EENF indicated that the DGA for the project is one mile. 


The Proponent prepared an EJ Screening Form, which was distributed to a list of 
community-based organizations (CBOs) and tribes/indigenous organizations (the “EJ Reference 
List”) provided by the MEPA Office. All entities on the EJ Reference List were provided with 
copies of the EENF. Notice of the MEPA in-person site visit and remote consultation session 


? MEPA regulations have been amended to implement Sections 55-60 of the Climate Roadmap Act, and took effect 
on December 24, 2021. More information is available at https://www.mass.gov/service-details/information-about- 
upcoming-regulatory-updates. 

3 Available at https://www.mass.gov/service-details/eea-policies-and-guidance. 
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was also translated into Spanish, Portuguese Haitian Creole and Nepali and distributed to the EJ 
Reference List, and oral interpretation in these languages was offered upon request for the 
remote consultation session, which was held at 6:00 PM on November 29, 2022, as well as the 
in-person site visit, which was held at 10:00 AM on November 28, 2022. According to the 
EENF, the Proponent will continue its outreach efforts to EJ populations throughout the MEPA 
review and subsequent permitting. Such outreach efforts have included meeting with abutters 
and neighborhood groups, in addition to the public meetings conducted as part of the City of 
Somerville’s review process. The Single EIR should describe a public involvement plan for MEPA.9 
ongoing engagement of EJ populations located within the identified DGA for the project, 
including a discussion of best practices as described in the MEPA EJ Public Involvement 
Protocol. 


The EENF included a baseline assessment of any existing “unfair or inequitable 
Environmental Burden and related public health consequences” impacting EJ Populations in 
accordance with 301 CMR 11.07(6)(n)(1) and the MEPA Interim Protocol for Analysis of EJ 
Impacts. The baseline assessment included a review of the data provided by the Department of 
Public Health (DPH) EJ Tool applicable to the DGA regarding “vulnerable health EJ criteria”; 
this term is defined in the DPH EJ Tool to include any one of four environmentally related health 
indicators that are measured to be 110% above statewide rates based on a five-year rolling 
average.° According to the EENF, the data surveyed indicate that the cities of Somerville and 
Cambridge as a whole exceed the criteria for Childhood Asthma Emergency Department Visits 
and census tracts within the DGA exceed the criteria for Low Birth Weight and Childhood Lead 
Exposure. Based on the DPH data, EJ populations in the DGA are impacted by existing “unfair 
or inequitable” environmental burdens and related public health consequences, such that further 
analysis of the project’s impacts is warranted. 


The EENF indicated that the following sources of potential pollution exist within the 
DGA, based on data available in the DPH EJ Tool: 


e Major air and waste facilities: 34 

e M.G.L. c. 21E sites: 59 

e “Tier II’ toxics use reporting facilities: 80 

e Sites with Activity and Use Limitations (AULs): 53 

e Public water suppliers: 1 

e Underground storage tanks (USTs): 27 

e EPA toxic release inventory sites: 31 

e Road Infrastructure: Routes 1, 2,3, 28, 2A and 3A and Interstate 93 (I-93) 

e Massachusetts Bay Transportation Authority (MBTA) bus and rapid transit: 4 
commuter rail stations, 228 bus stops and 3rapid transit stops 

e Energy generation and supply: 4 power generating facilities (located within EJ 
populations partially in the DGA; however, none of the power plants are within one 
mile of the project site) 


According to the output report from the MA Resilience Design Tool included in the 
EENF, the project site has a high exposure to urban flooding due to extreme precipitation and to 
extreme heat. EJ populations within the DGA are likely also exposed to these climate risks. 
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The EENF reviewed the project’s potential impacts to EJ populations in the DGA. 
According to the EENF, the project will increase pervious area at the site and construct a new 
stormwater management system, which will improve the quality of runoff discharged from the 
site and increase the capacity of the site to store runoff and floodwaters. The project will add 
landscaping, which will reduce the site’s contribution to the urban heat island effect compared to 
existing conditions. 


The EENF also provided an assessment of the project’s air quality impacts associated 
with mobile source emissions. It reviewed background concentrations of criteria pollutants, 
including nitrogen dioxide (NOz2), sulfur dioxide (SOz2), particulate matter (PMio and PM2:5), 
carbon monoxide (CO) and ozone (O3), compared the background concentrations to the National 
Ambient Air Quality Standards (NAAQS) and reviewed trends in air quality based on EPA data 
from the nearest air monitoring station in Roxbury (approximately three miles from the project 
site). According to the EENF, data collected at the monitoring station indicate that the air quality 
in the vicinity of the project site is good and concentrations of all the air contaminants reviewed 
above are below the NAAQS, as shown in Table 1. 


Table 1. Observed Ambient Air Quality Concentrations and Selected Background Levels* 


Background Concentration 


Pollutant Averaging Time (ug/m3) Percent of NAAQS 
24-Hour ©) 15.0 35 43% 
PMa5 
Annual ©) 6.2 12 52% 
1-Hour ©) 84.6 188 45% 
NO? ®) 
Annual 62.0 100 62% 
1-Hour 1833.6 40000 5% 
co ) 
8-Hour 1260.6 10000 13% 
O3 4) 8-Hour 115.8 147.0 79% 
Notes: 


From Air Quality Design Values | US EPA. or EPA's AirData Website 

4 SO2 reported ppb. Converted to g/m? using factor of 1 ppm = 2.62 yg/m?. 

2) CO reported in ppm. Converted to g/m? using factor of 1 ppm = 1146 ug/m’. 
'3) NO2 reported in ppb. Converted to ug/m? using factor of 1 ppm = 1.88 pg/m?. 
‘) O3 reported in ppm. Converted to g/m? using factor of 1 ppm = 1963 pg/m?. 
'S) Background level is the average concentration of the three years. 

‘S) The 24-hour and Annual standards were revoked by EPA on June 22, 2010, Federal Register 75-119, p. 35520. 


The EENF also reviewed trends in concentrations of PM2.5 (maximum 24-hour 
concentration) and NO2 (one-hour daily maximum concentration) because they are the primary 
pollutants of concern with respect to vehicle emissions. According to the EENF, concentrations 
of these pollutants measured at the Roxbury monitoring station are lower in 2021 than they were 


in 2010. 


4 This table was presented in the EENF as Table 7-3. 
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As detailed below, the EENF included a mesoscale analysis to document the project’s 
emissions of volatile organic compounds (VOCs) and Oxides of Nitrogen (NOx), which are 
ozone precursors. The analysis quantified emissions within the transportation study area, which 
includes roadways and intersections within certain EJ populations. The results of the mesoscale 
analysis indicate that the project will increase VOCs in the vicinity of the site by 9 percent and 
increase NOx emissions by 13 percent as compared to future no-build conditions; however, the 
EENF asserts that these increases are not significant because of the low background 
concentrations of these pollutants present at these locations. The Proponent will implement a 
TDM program to reduce trips by single-occupant vehicles to minimize the project’s mobile- 
source emissions. 


While the survey of background air quality appears to show general compliance with the 
NAAQS at the project site, the mesoscale analysis shows moderate increases of 9 to 13% in 
VOCs and NOx for the traffic study area. Emissions will also increase from Existing to future 
No Build and Build conditions. The Single EIR should supplement the air quality analysis to MEPA.10 
describe the locations of the surrounding EJ populations within the DGA relative to the 
anticipated routes of travel for project-generated traffic. The Single EIR should identify the EJ MEPA.11 
populations that are adjacent to the intersections included in the traffic study, and confirm that 
any intersections adjacent to EJ populations in which LOS was shown to degrade from No Build 
to Build conditions have been mitigated. The Single EIR should also estimate the percentage MEPA.12 
increase in traffic and air emissions at those specific intersections, and indicate whether any 
additional mitigation could be considered to reduce emissions at those locations. The Single EIR MEPA.13 
should also identify any EJ populations along routes of project-generated traffic outside the 
traffic study area at locations where the anticipated increase in traffic will be 1% or more. For 
those locations, the Single EIR should report on the anticipated increase in air emissions. Air 
emissions estimates near EJ populations should be provided for Existing, No Build and Build 
conditions, and, to the extent data are available, include all of the pollutants surveyed in the 
EENF. 


According to the EENF, the project will mitigate its environmental impacts and provide a 
variety of public benefits for EJ populations, including improved stormwater management, 
public open space, interior community space, and monetary contributions to the City’s 
Affordable Housing Trust and mobility programs and to workforce development initiatives. 


Traffic and Transportation 


The EENF included a transportation study generally consistent with the EEA/MassDOT 
Transportation Impact Assessment (TIA) Guidelines issued in March 2014. It described existing 
and proposed roadway, pedestrian, and bicycle conditions, public transit capacity and 
infrastructure, roadway and intersection volumes and roadway safety issues. The analysis 
reviewed future conditions and vehicular and transit operations under No Build and Build 
scenarios using a seven-year planning horizon. The TIA analyzed the transportation impacts of 
the project change in a study area including the following intersections: 


e Prospect Street/Webster Avenue/Concord Avenue; 
e Webster Avenue/Tremont Street/Columbia Street; 
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Columbia Street/Windsor Place; 

Windsor Place/Windsor Street/Archibald Query Way/Site Driveway; 
Windsor Street/South Street; 

Windsor Street/Cambridge Street; 

Ward Street/Medford Street; and, 

South Street/Medford Street. 


Vehicular access to the site will be provided by an entrance off Windsor Place, which 
will provide access to the parking garage. Vehicles leaving the site may make a left turn onto 
Archibald Query Way, a right turn onto Windsor Place or drive south through the intersection 
onto Windsor Street. 


Trip Generation 


Based on the Institute of Transportation Engineers’ (ITE) Trip Generation Manual 10" 
edition using Land Use Codes (LUC) 495 (Recreational Community Center), 710 (General 
Office Building), 760 (Research and Development Center) and 820 (Shopping Center), the 
project will generate 4,794 adt. The unadjusted trip generation was converted to person-trips 
based on national average vehicle occupancy rates published by the Federal Highway 
Administration (FHWA), which in turn were assigned to travel modes. According to the EENF, 
the 2019 American Community Survey (ACS) Means of Transportation to Work data published 
by the U.S. Census Bureau for the area indicates that 43 percent of the trips generated by the 
project will be taken by vehicle, 28 percent by public transportation and 29 percent by 
walking/bicycling. Adjusted for these travel mode shares, the project will generate 2,104 vehicle 
trips per day, including 224 trips in the AM peak period and 221 trips in the PM peak period; 
1,798 transit trips per day, including 178 trips in the AM peak period and 185 trips in the PM 
peak period; and 1,862 walk/bicycle trips per day, including 182 in the AM peak period and 191 
in the PM peak period. 


Traffic Operations 


The EENF provided peak period capacity analyses and level-of-service (LOS) 
designations for through traffic and each turning movement at study area intersections. The LOS 
reflects the overall operations of an intersection, including traffic speed, delay, and capacity. For 
urban intersections, LOS D reflects an acceptable level of operations; LOS E or F reflect 
significantly congested conditions and long delays. 


Existing 2022 conditions were established using traffic counts collected in 2017 adjusted 
to 2019 levels based on MassDOT guidance. The No Build 2029 condition includes the trip 
generation associated with three development projects in the vicinity of the project site. In 
addition, the No Build 2029 condition was based on recently completed or planned roadway 
improvements by the City, including conversion of South Street to a one-way street in the 
eastbound direction; signal timing changes at the intersections of Somerville Avenue/Prospect 
Street, Webster Avenue/Prospect Street and at Union Square; and bicycle and pedestrian 
improvements on Somerville Avenue from Webster Avenue to McGrath Highway. According to 
the EENF, traffic operations at several intersections will degrade from Existing 2022 to No Build 
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2029 conditions at the intersection of Prospect Street/Webster Avenue/Concord Street (from 

LOS E to LOS F during both peak periods) and Ward Street/Medford Street (eastbound approach 

degrades from LOS D to LOS E during the AM peak period and from LOS D to LOS F during 

the PM peak period). Under the Build 2029 scenario, traffic operations will generally be 

unchanged from No Build 2029 conditions, except at Webster Avenue/Tremont Street/Columbia 

Street, where the westbound approach will worsen from LOS D to LOS F during the AM peak 

period. According to the Proponent, planned changes to the roadway network in the Boynton 

Yards area, including the extension of South Street to Columbia Street, will result in improved 

operations at the Webster Avenue/Tremont Street/Columbia Street intersection by redirecting 

traffic away from Columbia Street. The Single EIR should review the City’s planned changes to MEPA.14 
the roadway network and describe how they are anticipated to mitigate the project’s traffic 

impacts. It should identify the Proponent’s contribution to changes in the roadway network in the MEPA.15 
area that are intended to improve vehicular, pedestrian and bicycle operations. 


Pedestrian and Bicycle Access 


According to the EENF, all roadways in the study area have sidewalks on both sides of 
the road and are at a minimum in Fair condition. Under existing conditions, Pedestrian Level of 
Traffic Stress (PLTS), which gauges the comfort and safety of pedestrian conditions, is favorable 
except for short sections of Webster Avenue, Columbia Street and Windsor Street. Bicycle 
facilities, including shared lane markings bicycle lanes and sharrows, are present on Prospect 
Street, Webster Avenue, Cambridge Street and Medford Street, and Bicycle Levels of Traffic 
Stress (BLTS) are generally favorable within the study area. A bike sharing station is located 
approximately one-quarter mile from the project site near the intersection of Cambridge 
Street/Columbia Street; additional bike share stations are planned at nearby developments within 
close proximity to the project site. In addition to the City’s planned improvements along 
Somerville Avenue, new pedestrian and bicycle facilities will be provided on streets within the 
study area in connection with new development planned or under construction. The Proponent 
will provide crosswalks and pedestrian ramps at the intersection of Windsor Place/Windsor 
Street/Archibald Query Way/Site Driveway, a 5-foot wide bicycle lane on Windsor Place 
adjacent to the project site and a 19-dock bike sharing station either on-site or in the vicinity of 
the site in consultation with the City. 


Public Transportation 


The site is located within a 5-minute walk of the Union Square Station on the MBTA’s 
Green Line and within a half-mile of MBTA Bus Routes 69, 80, 83, 85, 86, 87, 88, 91 and CT2. 
According to the EENF, 74 percent of project-generated transit trips will be on the Green Line 
and 26 percent will be by bus (primarily Bus Routes 86, 87 and CT2). 


The EENF included an analysis of the impact of project-generated transit trips on the 
capacity of the Green Line and bus routes serving the site. The number of passengers on Bus 
Routes 80 and 85 will exceed the capacity of buses during the AM peak period under No Build 
2022 conditions; however, no additional bus routes will exceed capacity under Build 2029 
conditions due to the addition of project-generated riders. According to the EENF, the MBTA 
will reevaluate passenger ridership on bus routes after the recent opening of the GLX, which may 
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result in a reduction in bus ridership. While no ridership data exists for the GLX, the EENF 
asserted that the project will not cause an exceedance in the projected capacity of the Green Line. 


Transportation Demand Management 


The EENF included Transportation Demand Management (TDM) measures that will be 
implemented by the Proponent to minimize single occupant vehicle (SOV) trips. Proposed TDM 
measures include: 


e Designation of an on-site transportation coordinator to oversee transportation issues, 
including parking, service and loading, and deliveries; 

Orientation packets for employees; 

Showers and lockers for employees; 

A lunchroom for employees; 

Flexible work schedules and telecommuting options for employees to minimize peak 
period trips to and from the site; 

A “guaranteed ride home” program for employees; 

Transit pass subsidies; 

Secure bicycle parking; 

A carpool and vanpool matching program; and, 

Preferential parking for vanpools and carpools. 


Transportation Monitoring Program 


The Proponent will implement a traffic monitoring program to evaluate the assumptions 
made in the traffic study and the adequacy of the transportation mitigation measures, including 
the TDM program. The monitoring program will include annual traffic monitoring for a period 
of five years beginning six months after full occupancy of the building. The monitoring program 
will include: 


e Simultaneous automatic traffic recorder (ATR) counts at each parking entrance for a 
continuous 24-hour period on a typical weekday and Saturday; 

e Weekday AM and weekday PM peak hour turning movement counts (TMC) and 
operations analysis at mitigated intersections; 

e Travel survey of employees and patrons of the site; and, 

e Transit ridership counts. 


Stormwater 
Approximately 1.23 acres of the 1.36-acre site are impervious. According to the EENF, 
runoff is collected by catch basins and conveyed to the City’s 42-inch storm drain in Winsor 


Place with no treatment. As noted below, the stormwater from this storm drain flows into a 
combined sewer area. 
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The project will decrease impervious area at the site by 0.05 acres by adding landscaping 
and using pervious pavement in the proposed plaza. A new stormwater management system will 
be constructed which will be designed to comply with the Massachusetts Stormwater 
Management Standards (SMS) and the City’s requirements that the 10-year peak flow under 
proposed conditions will be no more than the 2-year peak flow under existing conditions. The 
stormwater management system will include deep-sump catch basins, proprietary water quality 
units and an infiltration system to recharge runoff to groundwater. The Single EIR should review MEPA.16 
potential reuse of runoff for irrigation or other purposes. 


As described below, the Single EIR should provide a more detailed description and plans MEPA.17 
of all exterior surface treatments and provide an analysis of how the proposed stormwater 
management system has been designed to increase the site’s climate resiliency. 


Water and Wastewater 


The project will use 32,000 gpd of water, which will be supplied by a connection to the 
City’s 16-inch water main in Windsor Place. According to the EENF, a hydrant flow test will be 
performed to confirm that water flow and pressure in the City’s system are adequate to serve the 
project. If flows and/or pressures are not adequate, a fire pump will be included in the project 
design. According to the EENF, the water main in Windsor Place may be upgraded by 
constructing a new connection to the water main in Webster Street; however, the need for this 
upgrade is not anticipated at this time. The Single EIR should describe water conservation MEPA.18 
measures that will be incorporated into the design of the project. 


According to the EENF, the project will generate 27,374 gpd of wastewater. The project 
will discharge wastewater into a new sanitary sewer line that will connect to a 30-inch combined 
sewer south of Windsor Place. According to the MWRA, flows from this area are discharged to 
the MWRA’s Cambridge Branch Sewer at combined sewer overflow (CSO) regulator SOM009, 
and are in turn conveyed to the MWRA’s Delauri Pump Station and ultimately to the Deer Island 
Treatment Plant. In large storms, combined wastewater and stormwater flows exceeding the 
capacity of the Cambridge Branch Sewer or the SOM009 CSO regulator can overflow to the 
Monsignor O’Brien Highway Conduit, which conveys flows to the Prison Point CSO treatment 
facility. According to the MWRA, combined flows from Somerville may also contribute to CSO 
discharges into the Charles River Basin and the Mystic River. According to the MWRA, the City 
has planned improvements to the wastewater system downstream of the project site to minimize 
discharges into the combined system. 


The project will be required to mitigate its contribution of flow into the City’s wastewater 
system. MassDEP regulations at 314 CMR 12.04(2)(d) specify that communities with CSOs 
must require projects generating 15,000 gpd or more of new wastewater flow to remove four 
gallons of I/I for each gallon of wastewater. The Proponent should consult with the City to MEPA.19 
identify appropriate I/I mitigation for this project and commit to I/I mitigation in the Single EIR. 
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Climate Change 


Governor Baker’s Executive Order 569: Establishing an Integrated Climate Change 
Strategy for the Commonwealth (EO 569; the Order) was issued on September 16, 2016. The 
Order recognizes the serious threat presented by climate change and directs Executive Branch 
agencies to develop and implement an integrated strategy that leverages state resources to 
combat climate change and prepare for its impacts. The Order seeks to ensure that Massachusetts 
will meet GHG emissions reduction limits established under the Global Warming Solution Act 
of 2008 (GWSA) and will work to prepare state government and cities and towns for the impacts 
of climate change. I note that the MEPA statute directs all State Agencies to consider reasonably 
foreseeable climate change impacts, including additional greenhouse gas emissions, and effects, 
such as predicted sea level rise, when issuing permits, licenses and other administrative 
approvals and decisions under M.G.L. c. 30, § 61. 


Additionally, the City is a participant in the Commonwealth’s Municipal Vulnerability 
Preparedness (MVP) program. The MVP program is a community-driven process to define 
natural and climate-related hazards, identify existing and future vulnerabilities and strengths of 
infrastructure, environmental resources and vulnerable populations, and develop, prioritize and 
implement specific actions the City can take to reduce risk and build resilience. The City’s 
Somerville Climate Forward Plan (2018) identifies the City’s vulnerabilities to climate change 
and potential measures to increase its resilience. 


Adaptation and Resiliency 


Effective October 1, 2021, all MEPA projects are required to submit an output report 
from the MA Resilience Design Tool to assess the climate risks of the project. Based on the 
output report attached to the EENF, the project has a high exposure rating for extreme 
precipitation (urban flooding) and extreme heat and a moderate exposure rating for sea level 
rise/storm surge. Based on the 50-year useful life and the self-assessed criticality identified for 
the proposed building, the MA Resilience Design Tool recommends a planning horizon of 2070 
and a return period associated with a 50-year (2% chance) storm event when designing the 
building with respect to extreme precipitation and a 100-year (1 percent chance) storm event for 
sea level rise/storm surge. The project design will reduce impervious area by adding landscaping 
and pervious pavement, and includes a new stormwater management system that will increase 
the site’s capacity to store and infiltrate stormwater. According to the EENF, essential 
mechanical systems and equipment will be placed above the first floor or sufficiently protected 
to minimize the risk associated with extreme precipitation. The project will address extreme heat 
by adding approximately 14,000 sf of new urban tree canopy, reducing impervious area, and 
using light-colored materials in exterior areas. 


The Single EIR should address the recommendations provided by the MA Resilience MEPA.20 
Design Tool, including whether the stormwater management system will accommodate the 24- 
hour rainfall event associated with the 2070 50-year storm (measured by the Tool as 9.8”). Based 
on the self-assessed criticality of the proposed building, the project received a “High” asset risk 
rating for sea level rise/storm surge. The Single EIR should review the recommended design MEPA.21 
standards for this parameter (e.g., wave action water elevation of 12.4 ft (weighted average) as of 
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2070) and describe whether the building elevation is anticipated to meet these recommended 

standards. The Single EIR should review the feasibility of sizing the on-site drainage system to MEPA.22 
accommodate larger storm events anticipated under future climate conditions. If the MEPA.23 
recommended standards from the Tool will not be achieved, the Single EIR should discuss 

whether current design will allow for future upgrades as needed. The Single EIR should review MEPA.24 
opportunities for further reducing impervious area and incorporating low-impact design (LID) 

measures in the public plaza. 


Greenhouse Gas (GHG) Emissions 


As required by the GHG Policy, the EENF included an analysis of the project’s 
stationary- and mobile source GHG emissions which quantified the direct and indirect carbon 
dioxide (COz) emissions associated with the project’s energy use (stationary sources) and 
transportation-related emissions (mobile sources). The EENF outlined and committed to 
mitigation measures to reduce GHG emissions. 


The stationary source GHG analysis used eQuest 3.65 modeling software to evaluate CO2 
emissions for the building under a Baseline Case and a Proposed Case. The Baseline Case was 
designed to meet the minimum energy requirements of the 9" Edition of the Massachusetts 
Building Code. In addition, because the City has adopted the Massachusetts Stretch Energy Code 
(SC), the Baseline Case reflects the additional 10 percent energy savings required by the SC. The 
Proposed Case included additional energy-efficiency measures proposed in the Preferred 
Alternative. 


The project’s stationary source CO2 emissions were estimated at 6,999 tons per year (tpy) 
under the Baseline Case. According to the EENF, the mitigation measures included in the 
Proposed Case will reduce GHG emissions to 4,707 tpy, a reduction of 2,292 tpy (32.8 percent). 
The estimates of GHG emissions were calculated using the CO2 emission factors of 658 pounds 
per megawatt-hour for grid electricity published by the Independent System Operator- New 
England (ISO-NE) in the 20/9 ISO New England Electric Generator Air Emissions Report and 
117 pounds per million British Thermal Units (MMBtu) for natural gas estimated by the U.S. 
Energy Information Administration. 


The project design as modelled in the Proposed Case includes the following measures 
that will minimize GHG emissions from the proposed building: 


High-efficiency building envelope, including R-40 roof insulation; 

Low air infiltration; 

Energy recovery; 

Primary space heating in the building with air source heat pumps (ASHP) 
sized to 25% of peak heating load with secondary heating using gas 
boilers; 

e Electric hot water heating using ASHP; and, 

e EV charging stations at 15 percent (30) of the parking spaces and 85 
percent (170) will be EV-ready. 
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According to the Department of Energy Resources (DOER), the horizontal elements of 
the building envelope exceed Building Code requirements, but the vertical components, which 
include curtain walls, perform below Building Code standards. The building design is therefore 
trading off improved horizontal elements (such as roof insulation) against reduced vertical 
envelope performance, which is allowed under the current Building Code but is not consistent 
with the Building Code that will take effect on July 1, 2023. The Single EIR should clarify the © MEPA.25 
proposed wall design and review options that will achieve the performance required in the July 1, 
2023 Building Code. It should verify the performance of exposed floors, evaluate the use of heat MEPA.26 
recovery chillers t take advantage of concurrent heating and cooling and review energy- 
efficiency benefits of external shading, set-back windows, reduced window to wall ratio and/or 
vision glass with improved solar heat gain coefficient (SHGC). The Proponent should review MEPA.27 
DOER’s comment letter and provide the requested clarifications and analyses with respect to the 
building design and modeling. 


According to the EENF, a preliminary assessment of the feasibility of a rooftop solar 
photovoltaic (PV) system has indicated that approximately 4,150 sf of roof space may be 
available on the roof for a PV system. The EENF estimated that the available roof area could 
accommodate a 92 kilowatt (kW) PV system, which would generate 18 megawatts (MW) of 
electricity per year and offset 35.4 tpy of GHG emissions. The Single EIR should confirm MEPA.28 
whether the Proponent will commit to installing a rooftop PV system or the area that will be 
constructed to be PV ready. 


Mobile Source GHG Emissions 


The EENF analyzed the project’s mobile-source CO2 emissions using the EPA’s 
MOVES3 emissions model and data from the traffic study. The MOVES3 model calculates 
estimates of emissions for vehicles expressed in a volume per distance travelled. The analysis 
calculated GHG emissions under the Existing 2022, No Build 2029 and Build 2029 scenarios. 
Due to anticipated development in the transportation study area, mobile source GHG emissions 
are expected to increase from 1,933 tpy under Existing 2022 conditions to 2,673 tpy under No 
Build 2029 conditions. Study area GHG emissions in the Build 2029 condition were estimated as 
3,043 tpy, representing an increase of 369 tpy (14 percent) with the addition of project-generated 
vehicle trips. According to the EENF, the project will minimize mobile source GHG emissions 
by implementing the TDM program described above; however, the EENF did not quantify GHG 
reductions associated with the TDM program due to the methodology used to model Build 2029 
conditions. 


Air Quality 


As indicated above, the EENF included the results of a mesoscale analysis of the 
project’s mobile-source air emissions of VOCs and NOx under Existing 2022, No Build 2029 
and Build 2029 conditions using data from the transportation study. According to the EENF, 
emissions of VOCs and NOx within the study area are 1.9 tpy and 1.3, respectively, under 
Existing 2022 conditions. Under No Build 2029 conditions, VOC emissions will increase to 2.2 
tpy and NOx emissions will decrease to 1.0 tpy. With the addition of project-generated vehicle 
trips, emissions of VOCs will increase by 0.2 tpy (9 percent) to 2.4 tpy and emissions of NOx 
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will increase by 0.1 tpy (13 percent) to 1.0 tpy under Build 2022 conditions, as compared to 

future No Build conditions. As noted above, increased emissions compared to the Existing 2022 

are anticipated due to the degree of development anticipated in the study area. According to the 

EENF, the small increase in emissions of VOCs and NOx are unlikely to significantly impact 

local ozone concentrations because ozone is a regional pollutant. The EENF did not estimate any 

reductions in emissions due to implementation of the TDM program. The Single EIR should MEPA.29 
supplement the air quality analysis as indicated in the Environmental Justice Scope above. 


Public Benefit Determination 


Approximately 63 percent (0.86 acres) of the project site is comprised of landlocked 
tidelands subject to the provisions of An Act Relative to Licensing Requirements for Certain 
Tidelands (2007 Mass. Acts ch. 168) and the Public Benefit Determination regulations (301 
CMR 13.00). Consistent with Section 8 of the legislation, I must conduct a Public Benefit 
Review as part of the review of EIR projects located on landlocked tidelands that entail new use 
or modification of an existing use. I will issue a PBD within 30 days of the issuance of a 
Certificate on the Single Environmental Impact Report. 


Section 3 of this legislation requires that any project that is subject to MEPA review and 
proposes a new use or structure or modification of an existing use or structure within landlocked 
tidelands address the project’s impacts on tidelands within the EENF. It indicates that the EENF 
“shall include an explanation of the project’s impact on the public’s right to access, use and 
enjoy tidelands that are protected by chapter 91, and identify measures to avoid, minimize or 
mitigate any adverse impacts on such rights set forth herein.” 


According to the EENF, the project will conform with the PBD standards at 301 CMR 
13.00 by providing the following public benefits: 


e Expansion of the public realm at the site, including an 11,000-sf publicly-accessible 
outdoor plaza, landscaping and reconstructed sidewalks; 

e Approximately 38,000 sf of Arts and Creative Enterprise uses within the building; 

e Approximately 19,000 sf of interior community space; and, 

e Anew stormwater management system to improve water quality and infiltrate runoff 
to groundwater. 


The Single EIR should provide an updated PBD analysis, if necessary, that addresses the MEPA.30 


PBD standards at 301 CMR 13.04. The Single EIR should identify any changes to the project’s MEPA.31 
public benefit commitments. 


Construction Period 


The Single EIR should provide a comprehensive description of demolition and MEER 


construction impacts and mitigation measures, including measures to minimize noise and 
impacts to air quality, water quality and pedestrian passage adjacent to the site. It should address 
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any potential impacts to EJ populations associated with the construction period. All 

construction and demolition activities should be managed in accordance with applicable 
MassDEP’s regulations regarding Air Pollution Control (310 CMR 7.01, 7.09-7.10), and Solid 
Waste Facilities (310 CMR 16.00 and 310 CMR 19.00, including the waste ban provision at 310 
CMR 19.017). The project should include measures to reduce construction period impacts (e.g., 
noise, dust, odor, solid waste management) and emissions of air pollutants from equipment, 
including anti-idling measures in accordance with the Air Quality regulations (310 CMR 7.11). I 
encourage the Proponent to require that its contractors use construction equipment with engines 
manufactured to Tier 4 federal emission standards, or select project contractors that have 
installed retrofit emissions control devices or vehicles that use alternative fuels to reduce 
emissions of VOCs, carbon monoxide (CO) and particulate matter (PM) from diesel-powered 
equipment. Off-road vehicles are required to use ultra-low sulfur diesel fuel (ULSD). If oil MEPA.33 
and/or hazardous materials are found during construction, the Proponent should notify MassDEP 
in accordance with the Massachusetts Contingency Plan (310 CMR 40.00). All construction 
activities should be undertaken in compliance with the conditions of all State and local permits. I 
encourage the Proponent to reuse or recycle construction and demolition (C&D) debris to the 
maximum extent. 


Mitigation and Draft Section 61 Findings 


The Single EIR should include a separate chapter summarizing all proposed mitigation © MEPA.34 
measures including construction-period measures. This chapter should also include a 
comprehensive list of all commitments made by the Proponent to avoid, minimize and mitigate 
the environmental and related public health impacts of the project, and should include a separate 
section outlining mitigation commitments relative to EJ populations. The filing should contain 
clear commitments to implement these mitigation measures, estimate the individual costs of each 
proposed measure, identify the parties responsible for implementation, and contain a schedule for 
implementation. The list of commitments should be provided in a tabular format organized by 
subject matter (traffic, water/wastewater, GHG, environmental justice, etc.) and identify the 
Agency Action or Permit associated with each category of impact. Draft Section 61 Findings 
should be separately included for each Agency Action to be taken on the project. The filing 
should clearly indicate which mitigation measures will be constructed or implemented based 
upon project phasing to ensure that adequate measures are in place to mitigate impacts associated 
with each development phase. 
To ensure that all GHG emissions reduction measures adopted by the Proponent in the MEPA.35 
Preferred Alternative are actually constructed or performed by the Proponent, the Proponent 
must provide a self-certification to the MEPA Office indicating that all of the required mitigation 
measures, or their equivalent, have been completed. The commitment to provide this self- 
certification in the manner outlined above shall be incorporated into the draft Section 61 
Findings included in the Single EIR. 


Responses to Comments 


The Single EIR should contain a copy of this Certificate and a copy of each comment MEPA.36 
letter received. It should include a comprehensive response to comments on the EENF that 
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specifically address each issue raised in the comment letter; references to a chapter or sections of 
the Single EIR alone are not adequate and should only be used, with reference to specific page 
numbers, to support a direct response. This directive is not intended to, and shall not be 
construed to, enlarge the Scope of the Single EIR beyond what has been expressly identified in 
this certificate. 


Circulation 


The Proponent should circulate the Single EIR to each Person or Agency who previously 
commented on the EENF, each Agency from which the Project will seek Permits, Land Transfers 
or Financial Assistance, and to any other Agency or Person identified in the Scope. Per 301 
CMR 11.16(5), the Proponent may circulate copies of the EIR to commenters in CD-ROM 
format or by directing commenters to a project website address. Pursuant to 301 CMR 11.16(5), 
the Proponent may circulate copies electronically. However, the Proponent must make a 
reasonable number of hard copies available to accommodate those without convenient access to 
a computer and distribute these upon request on a first-come, first-served basis. Copies of the 
Single EIR should be made available for review at the Somerville Public Library. 


AL Px Col, 


December 16, 2022 AS 


Date Bethany A. Card 


Comments received: 


12/09/2022 Massachusetts Department of Transportation (MassDOT) 
12/13/2022 Massachusetts Water Resources Authority (MWRA) 
12/16/2022 Department of Energy Resources (DOER) 


BAC/AJS/ajs 
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SECRETARY’S CERTIFICATE 


MEPA.1 


MEPA.2 


MEPA.3 


MEPA.4 


MEPA.5 


MEPA.6 


The Single EIR should identify any changes to the project since the filing of the EENF. 
Section 1.2.3 provides a discussion of changes to the Project since the EENF. 


It should identify and describe state, federal, and local permitting and review 
requirements associated with the project and provide an update on the status of each 
of these pending actions. The Single EIR should include a description and analysis of 
applicable statutory and regulatory standards and requirements, and a discussion of 
the project’s consistency with those standards. 


Anticipated permits and approvals are discussed in Section 1.3. 


The Single EIR should include detailed site plans for existing and post-development 
conditions at a legible scale. Plans should clearly identify buildings, interior and exterior 
public areas, impervious areas, transportation improvements, pedestrian and bicycle 
accommodations, and stormwater and utility infrastructure. The Single EIR should 
provide detailed plans, sections, and elevations to accurately depict existing and 
proposed conditions, including proposed above- and below-ground structures, on- and- 
off-site open space, and resiliency and other mitigation measures. 


Updated plans are included in Chapters 1 and Chapter 5. 


The Single DEIR should provide background information on the City’s plans for roadway, 
stormwater and wastewater infrastructure and open space in the Union 
Square/Boynton Yards area to be implemented by private developers and/or the City. 


Additional information on the City’s plans for the Union Square and Boynton Yards area 
is provided in Section 1.4. 


It should identify the Proponent’s contribution to off-site infrastructure and open 
space. 


Section 1.5 provides information on the Proponent’s contribution to off-site 
infrastructure and open space. 


The Single EIR should clarify whether the building would be reduced by 19,000 sf or 
whether another use would occupy the 19,000 sf identified as community space in the 
EENF. 


It is anticipated that another use would occupy the 19,000 sf in the event that the City, 
community, and adjacent landowners identify a district-wide community space outside 
the Project site that might better serve the neighborhood. 
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MEPA.7 


MEPA.8 


MEPA.9 


MEPA.10 


MEPA.11 


MEPA.12 


MEPA.13 


It should review alternative uses of the space and describe potential impacts to trip 
generation, water use and wastewater generation associated with the alternative use. 


Chapter 2 includes a discussion of alternative uses of the community space. 


The Single EIR should clarify the development program included in the Preferred 
Alternative, which is inconsistently described in the EENF. 


Chapter 1 describes the development program. 


The Single EIR should describe a public involvement plan for ongoing engagement of EJ 
populations located within the identified DGA for the project, including a discussion of 
best practices as described in the MEPA EJ Public Involvement Protocol. 


The Proponent’s community engagement strategy is described in Section 3.1. 


The Single EIR should supplement the air quality analysis to describe the locations of 
the surrounding EJ populations within the DGA relative to the anticipated routes of 
travel for project-generated traffic. 


Section 3.2.1 provides information on the locations of the surrounding EJ populations 
within the DGA relative to the anticipated routes of travel for Project-generated traffic. 


The Single EIR should identify the EJ populations that are adjacent to the intersections 
included in the traffic study, and confirm that any intersections adjacent to EJ 
populations in which LOS was shown to degrade from No Build to Build conditions have 
been mitigated. 


The result of this additional transportation analysis is included in Section 3.2.5.1. 


The Single EIR should also estimate the percentage increase in traffic and air emissions 
at those specific intersections, and indicate whether any additional mitigation could be 
considered to reduce emissions at those locations. 


Section 3.2.5.1 includes additional analysis of the relevant intersections. 


The Single EIR should also identify any EJ populations along routes of project-generated 
traffic outside the traffic study area at locations where the anticipated increase in traffic 
will be 1% or more. For those locations, the Single EIR should report on the anticipated 
increase in air emissions. Air emissions estimates near EJ populations should be 
provided for Existing, No Build and Build conditions, and, to the extent data are 
available, include all of the pollutants surveyed in the EENF. 


Section 3.2.5.1 provides additional information about the estimated increase in roadway 
volumes for the roadways proximate to the Site. 
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MEPA.14 


MEPA.15 


MEPA.16 


MEPA.17 


MEPA.18 


MEPA.19 


MEPA.20 


MEPA.21 


The Single EIR should review the City’s planned changes to the roadway network and 
describe how they are anticipated to mitigate the project’s traffic impacts. 


A review of the City’s planned changes to the roadway network is included in Chapter 4. 


It should identify the Proponent’s contribution to changes in the roadway network in 
the area that are intended to improve vehicular, pedestrian and bicycle operations. 


The Project’s contributions to improvements to vehicular, pedestrian, and bicycle 
infrastructure are included in Chapter 4. 


The Single EIR should review potential reuse of runoff for irrigation or other purposes. 
The Proponent’s consideration of potential runoff reuse is discussed in Section 5.1. 


As described below, the Single EIR should provide a more detailed description and plans 
of all exterior surface treatments and provide an analysis of how the proposed 
stormwater management system has been designed to increase the site’s climate 
resiliency. 


Section 5.2 includes a discussion of the proposed stormwater management system and 
how it has been designed to increase the Site’s climate resiliency. 


The Single EIR should describe water conservation measures that will be incorporated 
into the design of the project. 


Section 6.1 describes the Project’s proposed water conservation measures. 


The Proponent should consult with the City to identify appropriate I/I mitigation for this 
project and commit to I/I mitigation in the Single EIR. 


The Proponent is committed to payment of the required I/I payment in accordance with 
the City’s I/I policy. 


The Single EIR should address the recommendations provided by the MA Resilience 
Design Tool, including whether the stormwater management system will accommodate 
the 24-hour rainfall event associated with the 2070 50-year storm (measured by the 
Tool as 9.8”). Based on the self-assessed criticality of the proposed building, the project 
received a “High” asset risk rating for sea level rise/storm surge. 


The Project’s proposed stormwater management system is discussed in Chapter 5. 


The Single EIR should review the recommended design standards for this parameter 
(e.g., wave action water elevation of 12.4 ft (weighted average) as of 2070) and describe 
whether the building elevation is anticipated to meet these recommended standards. 
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MEPA.22 


MEPA.23 


MEPA.24 


MEPA.25 


MEPA.26 


MEPA.27 


The Project’s proposed stormwater management system is discussed in Chapter 5 and 
Chapter 7. 


The Single EIR should review the feasibility of sizing the on-site drainage system to 
accommodate larger storm events anticipated under future climate conditions. 


The stormwater management system will be designed to accommodate the 25-year, 24- 
hour storm event of 9.8 inches (2070 planning horizon). Chapter 7 provides additional 
information. 


If the recommended standards from the Tool will not be achieved, the Single EIR should 
discuss whether current design will allow for future upgrades as needed. 


The Project’s proposed stormwater management system is discussed in Chapter 7. 


The Single EIR should review opportunities for further reducing impervious area and 
incorporating low-impact design (LID) measures in the public plaza. 


Impervious area and LID measures are discussed in Chapters 5 and 7. 


The Single EIR should clarify the proposed wall design and review options that will 
achieve the performance required in the July 1, 2023 Building Code. 


The design team has clarified the proposed wall design in Sections 8.2.1 and 8.2.2 and has 
selected vision glass that will achieve the performance required in the July 1, 2023 
Building Code. 


It should verify the performance of exposed floors, evaluate the use of heat recovery 
chillers to take advantage of concurrent heating and cooling and review energy- 
efficiency benefits of external shading, set-back windows, reduced window to wall ratio 
and/or vision glass with improved solar heat gain coefficient (SHGC). 


The design team has clarified the construction and performance of exposed floors in 
Section 8.2.3; clarified the staging of heat recovery chillers in Section 8.3.1; modeled the 
results of inclusion of external shading, set-back windows, reduced window to wall ratio 
and improved vision glass on Thermal Energy Demand Intensity (“TEDI”) in Section 8.3.3. 


The Proponent should review DOER’s comment letter and provide the requested 
clarifications and analyses with respect to the building design and modeling. 


The design team has reviewed various building envelope adjustments and detailed their 
impacts on cooling demand as indicated by cooling TEDI. These results are explained in 
Section 8.3.3 
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MEPA.28 


The Single EIR should confirm whether the Proponent will commit to installing a rooftop 
PV system or the area that will be constructed to be PV ready. 


The Proponent has committed to the provision of approximately 4,150 sf of PV ready area 
on the roof. 


MEPA.29 The Single EIR should supplement the air quality analysis as indicated in the 
Environmental Justice Scope above. 
The supplemental air quality analysis is included in Section 3.2. 

MEPA.30 The Single EIR should provide an updated PBD analysis, if necessary, that addresses the 
PBD standards at 301 CMR 13.04. 
Appendix C provides an updated PBD analysis. 

MEPA.31 The Single EIR should identify any changes to the project’s public benefit commitments. 
The Single EIR has expanded the Summary of Mitigation Measures and public benefit 
commitments for clarity. The sum of these commitments are included in Table 10-2. 

MEPA.32 The Single EIR should provide a comprehensive description of demolition and 
construction impacts and mitigation measures, including measures to minimize noise 
and impacts to air quality, water quality and pedestrian passage adjacent to the site. It 
should address any potential impacts to EJ populations associated with the construction 
period. 
Chapter 9 provides a comprehensive overview of the Project’s construction period 
impacts and mitigation measures. 

MEPA.33 If oil and/or hazardous materials are found during construction, the Proponent should 
notify MassDEP in accordance with the Massachusetts Contingency Plan (310 CMR 
40.00). 
If oil and/or hazardous materials are found during construction, the Proponent will notify 
MassDEP and the materials will be handled as required by local, state and federal 
regulations. 

MEPA.34 The Single EIR should include a separate chapter summarizing all proposed mitigation 
measures including construction-period measures. 
Mitigation measures are summarized in Chapter 10. 

MEPA.35 To ensure that all GHG emissions reduction measures adopted by the Proponent in the 
Preferred Alternative are actually constructed or performed by the Proponent, the 
Proponent must provide a self-certification to the MEPA Office indicating that all of the 
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required mitigation measures, or their equivalent, have been completed. The 
commitment to provide this self-certification in the manner outlined above shall be 
incorporated into the draft Section 61 Findings included in the Single EIR. 


Chapter 10 includes the Proponent’s commitment to GHG self-certification. 


MEPA.36 The Single EIR should contain a copy of this Certificate and a copy of each comment 
letter received. 


This chapter includes a copy of the Certificate and comment letters. 
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Charles D. Baker, Governor 77 D ] 
Karyn E. Polito, Lieutenant Governor 


Jamey Tesler, Secretary & CEO Massachusetts Department of Transportation 


December 9, 2022 


Bethany A. Card, Secretary 

Executive Office of Energy and Environmental Affairs 
100 Cambridge Street, Suite 900 

Boston, MA 02114-2150 


RE: Somerville — 600 Windsor Place - EENF 
(EEA #16621) 


ATTN: MEPA Unit 
Alex Strysky 


Dear Secretary Card: 


On behalf of the Massachusetts Department of Transportation, I am submitting comments 
regarding the Expanded Environmental Notification Form filed for 600 Windsor Place in 
Somerville as prepared by the Office of Transportation Planning. If you have any questions 
regarding these comments, please contact J. Lionel Lucien, P.E., Manager of the Public/Private 
Development Unit, at (857) 368-8862. 


Sincerely, 


Da Orh_ 


David J. Mohler 
Executive Director 
Office of Transportation Planning 


DJMjll 


Ten Park Plaza, Suite 4160, Boston, MA 02116 
Tel: 857-368-4636, TTY: 857-368-0655 
Wwww.mass.gov/massdot 
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CC: 


Jonathan Gulliver, Administrator, Highway Division 
Carrie Lavallee, P.E., Chief Engineer, Highway Division 
Paul Stedman, District 4 Highway Director 

James Danila, P.E., State Traffic Engineer 

Metropolitan Area Planning Council (MAPC) 

Planning Department, City of Somerville 


Charles D. Baker, Governor 77 D ] 
Karyn E. Polito, Lieutenant Governor 


Jamey Tesler, Secretary & CEO Massachusetts Department of Transportation 


MEMORANDUM 


TO: David J. Mohler, Executive Director 
Office of Transportation Planning 


FROM: J. Lionel Lucien, P.E., Manager 
Public/Private Development Unit 

DATE: December 9, 2022 

RE: Somerville — 600 Windsor Place - EENF 
(EEA #16621) 


The Public/Private Development Unit (PPDU) has reviewed the Expanded 
Environmental Notification Form (EENF) submitted for 600 Windsor Place (the “Project’’) in 
Somerville as submitted by Epsilon Associates, Inc. on behalf of Union Square RELP 600 
Windsor Owner, LLC (the “Proponent’’). 


The Project site is a 1.36-acre parcel which currently contains a single-story industrial 
structure in use as a taxicab garage depot, site infrastructure including utilities, 1.23 acres of 
impervious surface, and 75 outdoors off-street parking spaces. The Project proposes to 
demolish the existing building and construct a 187-foot high, 380,000-sf building to operate as 
a mixed-use office and research and development laboratory with ground floor retail, a 
community center, and creative arts component supported by a total of 200 parking spaces 
located in a below-grade garage. Access to the site will be provided via a “throughway” 
connector that would form the fourth leg of the intersection with Windsor Place, Windsor 
Street, and Archibald Query Way. 


The Project surpasses MEPA thresholds for an Environmental Impact Report (EIR) 
due to impacts on transportation per 301 CMR 11.03(6) as it generates more than 3,000 new 
trips on area roadways. Additionally, the Project requires an EIR per 301 CMR 11.06(7)(b) as 
a project within the Designated Geographic Area surrounding an Environmental Justice 
Population. The Project requires Chapter 40, Section 54A approval from MassDOT prior to 
construction as development is anticipated to impact jurisdictional railroad immediately to the 
north of the Project site. The Proponent provides the necessary information for a 
comprehensive Project review and requests a waiver to prepare a Single Environmental 
Impact Report (SEIR) rather than Draft and Final EIRs. 


The EENF includes a Transportation Impact Analysis (TIA) prepared by Howard Stein 
Hudson in accordance with the EEA/MassDOT Transportation Impact Assessments (TIA) 
Guidelines. The TIA includes an analysis of study area that addresses Project impacts on 
intersection operations, safety, and bicycle, pedestrian, and transit modes. 


Ten Park Plaza, Suite 4160, Boston, MA 02116 
Tel: 857-368-4636, TTY: 857-368-0655 
Wwww.mass.gov/massdot 


Somerville — 600 Windsor Place EENF Page 2 12/9/2022 


Study Area 


Based on the distribution of Project’s trip generation, the Proponent includes the 
following intersections in the study area for traffic analysis: 


Columbia Street/Windsor Place; 

Prospect Street/Webster Avenue/Concord Avenue; 

Webster Avenue/Tremont Street/Columbia Street; 

Windsor Place/Windsor Street/Archibald Query Way/Site driveway; 
Windsor Street/South Street; 

Windsor Street/Cambridge Street; 

Ward Street/Medford Street, and; 

South Street/Medford Street. 


The TIA includes a network map based on data provided by the adjacent Boynton 
Gateway project which provides the distribution of Project-generated trips within the study 
area based on regional population densities, existing traffic patterns, and roadway conditions. 
The Proponent estimates that Project-generated trips will be distributed such that 61% of 
inbound trips will travel via Webster Avenue southbound, with a further 31% traveling via 
Cambridge Street and then Windsor Street northbound. For commuters departing the site, 
48% of travelers are anticipated to depart via Windsor Place towards Webster Avenue 
northbound, 20% are expected to depart via Windsor Street towards Cambridge Street 
eastbound, and the final 32% are anticipated to depart via South Street eastbound. 


The TIA additionally includes traffic impacts anticipated to result from future 
developments within the Project study area, including the development of Boynton Yards, the 
Union Square revitalization project, Boynton Gateway, and other Somerville development 
projects. These trips and roadway capacity impacts have been incorporated into the 2029 No- 
Build and Build scenarios as described below. 


Trip Generation 


In order to estimate future Project trip generation, the TIA utilizes Land Use Code 
(LUC) 710: General Office Building, LUC 760: Research and Development, LUC 820: 
Shopping Center, and LUC 495: Recreational Community Center as provided in the Institute 
of Transportation Engineers’ (ITE) Trip Generation Manual (11" Ed.). In order to establish a 
baseline trip generation associated with existing site uses, the TIA summarizes the extant 
campus uses using LUC 140: Manufacturing. 


With this approach, the Proponent estimates that the Project will generate a total of 
4,794 unadjusted daily vehicle trips. The Proponent amends this estimate utilizing US Census 
2019 American Community Survey (ACS) data in order to estimate the future mode share for 
Project-generated trips. Using this approach, the Proponent estimates that 43% of Project- 
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generated trips will arrive at the Project site via personal automobile, 28% arriving via transit, 
and the remaining 29% travelling via foot or bicycle. Based on the adjusted vehicle trip total, 
the peak morning hour is anticipated to represent 208 total trips over existing conditions and 
the peak evening hour is anticipated to represent 204 trips over existing conditions. 


Traffic Operations 


The TIA includes an analysis of peak hour traffic operations at study area intersections 
under current conditions, a 2029 No-Build Scenario, and a 2029 Build Scenario incorporating 
both the planned development projects in the surrounding study area as well as background 
growth rate congruent with MassDOT planning directives. No decline in overall level of 
service (LOS) is anticipated as a result of Project development at the study intersections 
identified above. 


Safety 


The TIA includes a summary of crash rates derived from the MassDOT crash portal 
for the five-year period between 2015 and 2019. None of the intersections within the study 
area demonstrate crash rates per million vehicles higher than the District 4 average for 
comparable signalized or unsignalized intersections. In addition, no intersection within the 
study area has been identified as a Highway Safety Improvement Program (HSIP) crash 
cluster by MassDOT. 


Transit Operations 


The TIA identifies, as noted above, that a substantial component of Project-generated 
trips will utilize public transit to access the site. Based on Project location and future uses, the 
TIA anticipates that 74% of transit trips generated by the site will use the MBTA Green Line 
subway service and the bus routes CT2, 87, and 86 also serving the Project site. The 
Proponent analyzes transit capacity using the comfort metric provided in the MBTA Service 
Delivery Policy guidelines, concluding that no buses are anticipated to exceed the comfort 
threshold under the 2029 Build scenario as compared to the 2029 No-Build scenario. As noted 
under the Transportation Demand Management (TDM) section of this comment letter, the 
Proponent commits to coordination with the MBTA to identify opportunities to improve bus 
stops and increase bus service in the Project area. 


Pedestrian and Bicycle Access 


The TIA includes description of study area bicycle and pedestrian infrastructure. The 
major roadways within the study area possess sidewalks on both sides in fair to good 
condition. The TIA further notes that bicycle infrastructure is provided within the study area 
in the form of shared lane markings on Prospect Street and Medford Street and bicycle lanes 
on Webster Avenue and Cambridge Street. The TIA identifies that a substantial quantity of 
bicycle traffic is present in the study area, especially on Webster Avenue to the Project west. 
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The TIA additionally provides an analysis of the study area by bicyclist level of traffic stress 
(LTS), identifying that the study area with the exception of Prospect Street is found to have 
LTS 1-2 representing an acceptable bicycle route of travel. The Proponent includes mitigation 
related to multi-modal site access, outlined in the “Mitigation” section below. 


Mitigation 


As part of the TIA, the Proponent proposes off-site mitigation measures in addition to 
the below-listed TDM program intended to offset the impacts of Project-generated vehicle 
traffic. 


e The Proponent will construct a north-south access route (“thoroughfare’’) from 
Windsor Place to the Project north connecting to the Project site. This proposal 
reduces traffic delays for turning vehicles on the Windsor Road and provides more 
capacity for peak hour traffic entering and exiting the Project site. 


e The Proponent will additionally align the thoroughfare with Windsor Place/Windsor 
Street/Archibald Query Way and convert this intersection to an all-way stop control. 
The Proponent additionally commits to the reconstruction of pedestrian infrastructure, 
including ramps and crosswalks at this intersection and abutting intersections 
surrounding the Project site. 


e Finally, the Proponent will install a westbound five-foot bicycle lane with three-foot 
buffer on Windsor Place in coordination with the City. The Proponent will additionally 
install a 19-dock BlueBikes station in coordination with the City either on-site or at a 
mutually acceptable second location. 


Transportation Demand Management (TDM) 


The Proponent proposes to instate a TDM program with the goal of reducing vehicle 
trips to the Project site. This program, briefly summarized below, will include: 


On-site bicycle parking and pedestrian accommodations; 

Information, maps, and schedules for local transit services; 

Transit pass subsidies to site employees; 

On-site transportation coordinator to oversee the TDM program; 

On-site amenities to reduce the need for employee trips off-site; 

Guaranteed Ride Home program; 

Scheduling of deliveries and service during off-hours to reduce peak hour traffic, and; 
Incentives for carpooling to the Project site. 
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MassDOT finds that the proposed TDM measures have potential to reduce single- 
occupancy-vehicle trips to the Project site and acknowledges that the success of this program 
will be evaluated in part under the Transportation Monitoring Program outlined below. 


Transportation Monitoring Program 


The Proponent commits to the implementation of a transportation monitoring program 
(TMP) to begin six months after the issuance of a Certificate of Occupancy for the Project and 
to run for five years, with annual reporting to MassDOT and the City of Somerville. In 
accordance with MassDOT/EEA standards, the TMP will include: 


e Simultaneous automatic traffic recorder (“ATR”) counts at the site driveway for a 
continuous 24-hour period on a typical weekday and Saturday; 

¢ Travel survey of employees and patrons at the site (to be administered by the 
Transportation Coordinator); 

¢ Weekday a.m. and p.m. peak hour turning movement counts and operations 
analysis at mitigated intersections, including the site driveway; and 

¢ Transit Ridership counts. 


Section 61 Finding 


The EENF includes a Draft Section 61 Finding outlining the mitigation measures the 
Proponent has committed to implementing in conjunction with this Project. 


In light of the limited traffic impacts likely to result from Project development as well 
as the mitigation and TDM measures proposed to offset Project impacts, MassDOT supports 
the Proponent’s request for an SEIR. The Proponent should continue consultation with DOT.1 
MassDOT during the drafting of the SEIR for this Project. If you have any questions 
regarding these comments, please contact Curtis.B.Wiemann@dot.state.ma.us. 


MASSACHUSETTS DEPARTMENT OF TRANSPORTATION 


DOT.1 The Proponent should continue consultation with MassDOT during the drafting of the 
SEIR for this Project. 


The Proponent has continued consulting with MassDOT during the drafting of the SEIR. 
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MASSACHUSETTS WATER RESOURCES AUTHORITY 


Charlestown Navy Yard 
100 First Avenue, Building 39 
Boston, MA 02129 


Frederick A. Laskey Telephone: (617) 242-6000 
Executive Director Fax: (617) 788-4899 
TTY: (617) 788-4971 


December 13, 2022 


Bethany A. Card, Secretary 

Executive Office of Energy and Environmental Affairs 
100 Cambridge St, Suite 900 

Attn: MEPA Office, Alexander Strysky 

Boston, MA 02114 


Subject: EOEEA #16621 — Expanded Environmental Notification Form 
600 Windsor Place, Somerville, MA 


Dear Secretary Card, 


The Massachusetts Water Resources Authority (MWRA) appreciates the opportunity to 
comment on the Expanded Environmental Notification Form (EENF) submitted by Union 
Square RELP 600 Windsor Owner LLC (the “Proponent”’) for 600 Windsor Place (the “‘Project’’) 
in Somerville, Massachusetts. The approximately 1.35 acre Project site is located in Somerville’s 
Boynton Yards area, at the edge of the greater Union Square neighborhood. Industrial in 
character, the Project site currently contains a single level concrete block structure and surface 
parking. The Project involves redevelopment of the site to include an approximately 380,000 
square foot, 12-level building with commercial, life sciences and Arts and Creative Enterprise 
(“ACE”) uses. Approximately 200 below-grade parking spaces will also be located beneath the 
building. MWRA’s comments on this EENF relate to wastewater issues and the need for 
Infiltration/Inflow (I/I) Removal and Toxic Reduction and Control (TRAC) discharge permitting 


Wastewater 


The EENF reports that the Project will generate wastewater flow of approximately 
28,700 gallons per day (gpd), which is an increase of 27,374 gpd over the existing wastewater 
generation from the Project site of 1,326 gpd. The EENF also reports that sanitary from the 
Project site will connect to a City of Somerville 30” combined sewer located to the south of 
Windsor Place. Flows from this area enter MWRA’s Cambridge Branch Sewer at CSO regulator 
SOMO009. The Cambridge Branch Sewer conveys flow to MWRA’s Delauri Pump Station in 
Charlestown, MWRA’s North Metropolitan sewer system and ultimately to the Deer Island 
Treatment Plant. In large storms, flows exceeding the capacity of the SOM009 regulator or the 
Cambridge Branch Sewer can overflow to the 84-inch Monsignor O’Brien Highway Conduit 
(owned jointly by Somerville and Cambridge), which transports the overflows to MWRA’s 
Prison Point CSO treatment facility. Combined flows from Somerville can also contribute to 
CSO discharges to the Charles River Basin and the Mystic River in larger storms. These surface 


waters are surrounded by Environmental Justice Populations. Therefore, the proponent should ©MWRA.1 
carefully analyze ways to offset the additional wastewater generated by this development to 
limit/eliminate potential impacts to the downstream communities. 


To ensure that the Project’s new wastewater flow does not increase surcharging and 
overflows in large storms and does not compromise the environmental benefits of MWRA’s 
$912 million region-wide CSO control program, including water quality benefits for the Mystic 
and Charles rivers, the Proponent should fully mitigate the Project’s potential wastewater flow 
impacts with infiltration/inflow (“I/T’) or stormwater removal in compliance with Massachusetts 
Department of Environmental Protection (“MassDEP”’) regulation and in accordance with City 
of Somerville I/I policy. 


MWRA.2 


The EENF also notes that stormwater captured on the Project site is conveyed to a City of 
Somerville 42” stormdrain located in Windsor Place. However, MWRA notes that the Project 
site is currently located in a combined sewer area. This means that both stormwater and 
wastewater generated on the Project site and in the Project area ultimately drains to the City of 
Somerville’s and MWRA’s sewer systems. MWRA also acknowledges that an effective offset of 
the Projects’ increase in wastewater flow rely in great part on downstream improvements 
planned by the City of Somerville. MWRA will continue to coordinate with the City of 
Somerville to ensure that development at in the Boynton Yards area and greater Union Square 
neighborhood will not compromise MWRA system performance and CSO control goals. 


TRAC Discharge Permitting 


An MWRA Temporary Construction Dewatering Permit may be required pursuant to 360 MWRA.3 
C.M.R. 10.091-10.094 for the Project. For assistance in obtaining this permit, the Proponent and 
Contractor should contact Stephen Buczko, Industrial Coordinator in the TRAC Department, at 
(617) 305-5619. The discharge of groundwater from the Project site into the sanitary sewer 
system is prohibited until the Proponent obtains this permit from both the MWRA and the City 
of Somerville. 

A Sewer Use Discharge Permit is required prior to discharging laboratory wastewater MWRA.4 
and/or industrial process wastewater from any laboratory and commercial space associated with 
the Project into the MWRA sanitary sewer system. For assistance, a representative from the 
laboratory or commercial space should contact Stephen Buczko, Industrial Coordinator, in the 
TRAC Department at (617) 305-5619 or Stephen.Buczko@mwra.com. 


Any gas/oil separators in parking garages associated with the Project must comply with MWRA.5 
360 C.M.R. 10.016 and State Plumbing Code. Installation of the proposed gas/oil separator(s) 
may not be back filled until inspected and approved by the MWRA and the Local Plumbing 
Inspector. For assistance in obtaining an inspection, the Proponent should contact Michael J. 
Quercio, Source Coordinator, in the TRAC Department at (617) 305-5660 or 


Michael.Quercio@mwra.com. 


CC: 


On behalf of the MWRA, thank you for the opportunity to provide comments on this 
Project. Please do not hesitate to contact Katie Ronan of my staff at (857) 289-1742 with any 
questions or concerns. 


John Viola, MassDEP 

Rich Raiche, City of Somerville 
Lucica Hiller, City of Somerville 
Brian Postlewaite, City of Somerville 


Sincerely, 
Q,\eece_\ i : 


Rebecca Weidman 
Director 
Environmental and Regulatory Affairs 


MASSACHUSETTS WATER RESOURCES AUTHORITY 


MWRA.1 


MWRA.2 


MWRA.3 


MWRA.4 


MWRA.5 


Therefore, the proponent should carefully analyze ways to offset the additional 
wastewater generated by this development to limit/eliminate potential impacts to the 
downstream communities. 


Section 6.1 (page 6-1) describes the Project’s proposed water conservation measures. 


the Proponent should fully mitigate the Project’s potential wastewater flow impacts 
with infiltration/inflow (“I/I’) or stormwater removal in compliance with 
Massachusetts Department of Environmental Protection (“MassDEP”) regulation and in 
accordance with City of Somerville I/I policy. 


The Proponent is committed to the required I/I payment in accordance with the City’s |/I 
policy. 


An MWRA Temporary Construction Dewatering Permit may be required pursuant to 
360 C.M.R. 10.091-10.094 for the Project. 


In accordance with 360 CMR §§10.091 through 10.094, the Massachusetts Water 
Resources Authority (“MWRA”) may require a permit for the Temporary Discharge of 
Construction Site Dewatering Drainage. If necessary, the Proponent will provide the 
MWRA with a Temporary Construction Dewatering Discharge Permit application at least 
30 days prior to construction. Anticipated permits and approvals are further discussed in 
Section 1.3. 


A Sewer Use Discharge Permit is required prior to discharging laboratory wastewater 
and/or industrial process wastewater from any laboratory and commercial space 
associated with the Project into the MWRA sanitary sewer system. 


The Project will comply with all requirements of the MWRA, which includes issuance of a 
Sewage Use Discharge Permit in accordance with Title 40 of the Code of Federal 
Regulations Part 403, Section 403.14 and M.G.L. c.21 and 27. This is further discussed in 
Section 1.3 (page 1-17). 


Any gas/oil separators in parking garages associated with the Project must comply with 
360 C.M.R. 10.016 and State Plumbing Code. 


Gas/oil separators will comply with 360 C.M.R. 10.016 and State Plumbing Code. 
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COMMONWEALTH OF MASSACHUSETTS 
EXECUTIVE OFFICE OF 
ENERGY AND ENVIRONMENTAL AFFAIRS 
DEPARTMENT OF ENERGY RESOURCES 
100 CAMBRIDGE ST., SUITE 1020 
BOSTON, MA 02114 


Telephone: 617-626-7300 
Facsimile: 617-727-0030 


Charles D. Baker Beth Card 
Governor Secretary 
Karyn E. Polito Patrick Woodcock 
Lt. Governor Commissioner 
16 December 2022 


Beth Card, Secretary 

Executive Office of Energy & Environmental Affairs 

100 Cambridge Street 

Boston, Massachusetts 02114 

Attn: MEPA Unit 

RE: 600 Windsor Place, Somerville, MA, EEA #16621 


ce: Maggie McCarey, Director of Energy Efficiency, Department of Energy Resource 
Patrick Woodcock, Commissioner, Department of Energy Resources 


Dear Secretary Card: 


We’ ve reviewed the Expanded Environmental Notification Form (EENF) for the proposed project. 
The project includes one 405,000-sf lab/office building. 


Executive Summary 

The project is making notable progress toward emissions mitigation with improvements to 
envelope and electrification. Further improvements to envelope and concurrent heat recovery are 
recommended. Some clarifications are required, as noted herein. 


Mitigation level 


Proposed Mitigation Level! is 26% as noted in the illustration below. 


1 Mitigation Level is the GHG reduction in percent above and beyond what is required by building code, including 
Stretch Code if applicable. A Mitigation Level of 0% means the project has no mitigation. 


600 Windsor Place, EEA No. 16621 
Somerville, Massachusetts 


Emissions reduction due to Stretch 


Proposed Building 


Mitigation Level: 


wn 26% 


Emissions Reduction Below ASHRAE Reference 


Thermal Energy Demand Intensity (TEDI) 
General 


The combination of quality envelope, heat recovery (during ventilation and during concurrent 
heating and cooling), and management of solar gains can result in significant reduction in heating 
(and cooling) thermal energy demand intensity (TEDI, units of kBtu/sf-yr). Heating TEDI is the 
heating energy required to offset enclosure losses and to heat fresh ventilation air. Cooling TEDI 
is the cooling energy required to be removed to offset heat energy entry into the enclosure and to 
remove heat energy from fresh ventilation air. 


In addition to reduced utility costs and emissions, the value ofa targeted focus on heating and 
cooling TEDI results in: 


Simplified space heating electrification; 

Reduction, and possible elimination, of perimeter heating and other systems; 
Improved resiliency; 

Reduced peak demands; 

Improved occupant comfort; 

Reduced maintenance. 


Specific TEDI reduction strategies are: 


High-performance window and walls; 

Thermally broken window and wall components to eliminate thermal bridges; 

Low air-infiltration; 

Ventilation energy recovery; 

Energy recovery during concurrent heating and cooling; 

Solar gain management via external shading and/or low solar heat gain coefficient 


(SHGC) 
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Heating and cooling TEDI can be calculated using the same energy modeling tools as currently 
used to estimate energy use. 


The project was responsive to estimate heating TEDI, as follows: 


Baseline heating TEDI: 106 kBtu/sf-yr 
Proposed heating TEDI: 12 kBtu/sf-yr 


These findings show that the project is making significant progress toward heating TEDI 
reduction. 


Overall Envelope Performance 


The overall envelope performance (overall envelope performance is the weighted average of 
performance from all above grade vertical walls, roofs, exposed floors, and soffits) is improved 
over current code requirements (see Appendix A of the 11 August 2022 AHA Energy Analysis 
report). 


However, the vertical portion of the overall performance is somewhat lower performing than the 
respective code value for this portion of the envelope. (See next section for details.) Note that 
current code allows improvements to horizontal elements (roof, etc) to be traded-off against 
reduced vertical envelope performance, which is the strategy this project is using. The energy 
code that goes into effect 1 July 2023, however, will no longer allow this strategy. We recommend 
that the vertical envelope performance be improved such that the horizontal improvements are 
preserved and not traded off. 


Vertical Envelope Performance 


Vertical envelope performance is about 7% lower-performing than code. (Code value: U-0.159 
(R-6.3 equiv) versus proposed U-0.170 (R-5.9 equiv.)) We recommend vertical performance be 
improved. Improving vertical performance can result in improved interior comfort and reduced or 
eliminated perimeter heating. 


We note that vertical performance is significantly impacted by the portion of the wall called 
“unitized opaque” (this has performance of U-0.15 (R-6.7 equiv.) and makes up about 30% of the 
vertical face). It’s not clear what kind of wall section this is. For example, is this the opaque 
portion of a glazed wall system (“glazed wall” is commonly known as “curtain wall”)? This 
requires further elaboration. 


Vertical performance can also be improved with an increase in vision glass performance. We 
recommend U-0.25 (R-4 equiv.) for performance of the vision glass. Proposed vision performance 
is U-0.28 (R-3.6 equiv.) 


The code that takes effect on 1 July 2023 will require the following (for projects not following 
prescriptive wall and fenestration performance and limits): 
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e Vertical envelope performance between U-0.1600 (R-6.25 equiv.) and U-0.1285 (R-7.78 
equiv.) depending upon extent of glazed wall (e.g. “curtain wall”). 


e Vision glass within glazed wall systems of U-0.25 (R-4 equiv.) 


The vertical wall as proposed would not meet either of the above. Whether the project will be 
permitted before or after 1 July 2023, we recommend that the vertical performance meet or exceed 
the requirements contained in C402.1.4 and C402.1.5 of the 1 July 2023 energy code available 
here: _ https://www.mass.gov/info-details/stretch-energy-code-development-2022#final-code-language-for-stretch- 
code-update-and-new-specialized-stretch-code- 


Horizontal Envelope Performance 


Exposed floors are proposed to be above current code (Code value: U-0.074 (R-13.5 equiv.) versus 
proposed U-0.051 (R-19.6 equiv.)). As noted above, however, much of this performance 
improvement above code is traded-off against lower vertical performance. 


The project should review the July 2023 code relative to exposed floor performance as in some 
cases exposed floor minimum performance increases significantly. Code value will be U-0.057 
(R-17.5 equiv.) for mass floors, for example. The proposed exposed floor performance will still 
exceed this | July 2023 code, but the improvement over code will be much smaller. 


Some clarifications are required in the submission in the descriptions of exposed floor and soffits. 
The submission appears to be describing exposed horizontal floors as “soffits”, for example. The 
next submission should clarify and distinguish between soffits and exposed floors. Also, the 
submission describes “soffit” performance as U-0.051 in Appendix A and U-0.042 in the main 
body of the submission. 


Roof performance is as follows: 


e Code: U-0.032 (R-31.3 equiv.) 
e Proposed: U-0.025 (R-40 equiv.) 


We commend the project for committing to above-code floor and roof performance. However, we 
recommend against trading-away these proposed improvements for lower-than-code vertical 
performance. We recommend maintaining proposed horizontal performance while improving 
vertical performance as described above so as not to trade-away horizontal improvements. 
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Thermal bridges 


Thermal bridges are elements that interrupt areas of uniform 
thermal resistance in the building envelope. Thermal bridges occur 
at commonly used girt systems used to attach wall coverings, 
curtain wall connections, door to wall intersections, parapets, 
penetrations, window to wall intersections, wall to wall 
intersections, and in many other locations. 


Thermal breaks should be thoroughly incorporated into the design 
to ensure that the intended wall, window, and roof performance is 


being delivered. The project can use the thermal bridge accounting Thermal bridges occur at 

‘ A facae Sis commonly used “z-girts” used to 
method described in the Building Envelope Thermal Bridging canoe Wall covers, Therial 
Guide’. This design guide now has a web-based database* bridges also occur at balconies, 


parapets, window to wall 
intersections, and many other 


All window and wall thermal values should reflect the thermal dncauans 
values after accounting for thermal bridges. Unfortunately, many projects do not typically account 
for thermal bridges other than wall studs and delivered envelope performance is likely lower, 
potentially significantly lower, than intended by design. 


Note that the 1 July 2023 code mandates thermal bridge accounting and all U-value performance 
values must explicitly reflect performance after accounting for both clear field and linear thermal 
bridges. 


Air Infiltration 
Low air infiltration, confirmed with whole-building testing in the field, is essential to ensure high 
levels of energy efficiency, low heating and cooling TEDI, and greenhouse gas mitigation. Even 


small amounts of air leakage can reverse all other envelope progress. 


The project is committing to C406.9 which requires air infiltration of 0.25 cfm/sf at 75 Pa or less, 
confirmed with field testing. We commend the project for this significant commitment. 


Energy Recovery 


Energy recovery is a key strategy to reduce heating and cooling TEDI and emissions. There are 
two categories of energy recovery, as described below: 


e Ventilation energy recovery: Ventilation energy recovery includes systems that recover 
energy in a building’s ventilation system. 


2 Building Envelope Thermal Bridging Guide, Version 1.2, 2018, BC Hydro available here 
https://www.bchydro.com/content/dam/BCHydro/customer-portal/documents/power-smart/business/programs/building- 


envelope-thermal-bridging-guide-version-1.2.pdf 


3 https://thermalenvelope.ca/ 
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e Concurrent heating and cooling energy recovery: Sometimes buildings experience a need 
for concurrent space heating and space cooling (heating and cooling at the same time, 


usually in different parts of the building or building systems). If a building has an 
appreciable amount of concurrent heating and cooling, an effective TEDI and emission 
reduction strategy is utilizing energy recovery which uses heat generated from space 
cooling and compression processes to be usefully reused for space heating. 


In terms of ventilation energy recovery, the project is proposing ventilation energy recovery having 
70% effectiveness. We commend this commitment. 


In terms of concurrent energy recovery, the project does not appear to be proposing heat recovery 
chillers, which is the typical approach used to take advantage of concurrent heating and cooling. 
Concurrent heating and cooling can be considerable in buildings of this use type. We recommend 
the heating plant consist of the following: 


e Stage 1: heating captured from energy recovery during concurrent heating and cooling 
using heat recovery chillers; 


e Stage 2: air source heat pumps, sized to at least 25% of the peak heating load; 
e Stage 3: condensing gas. 


The project is proposing Stage 2 and 3, which we commend (more further below) but not Stage 1, 
which is recommended. 


Solar Gain Management 


Solar gains can be managed with a combination of external shading, set-back windows, reduced 
window aperture (e.g. “window to wall ratio”), and/or improved solar heat gain coefficient 
(SHGC) vision glass. We recommend using cooling TEDI to evaluate these strategies. 


Efficient Electric Space Heating 


Efficient electrification and renewable thermal space and water heating entails the swapping of 
fossil fuels (natural gas, oil, and propane) or electric resistance systems with one or more of the 
following: 


Cold-climate air source heat pumps and variable refrigerant flow (VRF) for space heating; 
Air source heat pumps for water heating; 

Ground source heat pumps; 

Solar thermal. 


Electrification of space and water heating is a key mitigation strategy with significant short- and 
long-term implications on GHG emissions. Massachusetts grid emissions rates continue to decline 
with the implementation of clean energy policies that increase renewable electricity sources. The 
implication is that efficient electric space and water heating with cold climate air source heat pump 
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and VRF equipment have lower emissions than other fossil-fuel based heating options, including 


best-in-class (95% efficient) condensing natural gas equipment. 


Currently, efficient electric heating has approximately50% lower — emissions in 
Massachusetts than condensing natural gas heating. By 2050, efficient electric heating is expected 
to have approximately 85% lower emissions in Massachusetts than condensing natural gas 
heating. See illustration below. 


Emissions - 1 MMBtu of Space Heating 


140 
120 
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60 
40 
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50% Less 85% Less 
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95% Eff Gas Condensing 2020 2050 


Boiler \ J 


Cold Climate Air Source Heat 
Pump/VRF 


The project is committing to including air source heat pumps, sized to 25% of heating peak, for 
primary space heating, with secondary space heating using gas. We commend this commitment. 
We also recommend heat recovery chillers be incorporated (see discussion above regarding Stages 
1 through 3). 


Project gas EUI is proposed to be 8 kBtu/sf-yr, a 94% reduction. We commend these 
commitments. 


Efficient Electrification — Service Water Heating 

Similar to above, due to Massachusetts electric grid emissions, even swapping from best in class 
condensing gas to air source heat pump service water heating results in significant emissions 
reduction. 

The submission states that air source heat pump water heating “has been recommended” which we 
would commend, if committed. The next submission should confirm whether air source heat pump 
water heating is being made a commitment. 


Solar PV 


The submission contained an evaluation of roof space that can be made solar ready. A scale 
drawing shows limited area (about 4,100-sf). The project will continue to evaluate potential area. 
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We recommend that the project finish this evaluation and state the area which can be committed 
to solar PV readiness. 


Electric Vehicle (EV) Ready Parking Spaces 


EV charging stations are critical for the continual transition towards electric mobility. The project 
is committing to building 30 EV charging stations (15% of all spaces) and making the rest of the 
spaces EV ready. We commend this commitment. 


Incentives 
Buildings which incorporate the above strategies can qualify for significant incentives: 


e Alternative Energy Credits (AECs)‘ offer incentives to electrify building space heating 
using heat pumps and/or VRF. This program also includes multipliers which increase 
value if the building meets Passivehouse standards or buildings built to HERs 50 or less. 
These credits may be distributed on a quarterly basis over time; or, may be distributed in a 
lump sum to the developer if certain conditions are met. 


e Massachusetts SMART program? provides significant incentives for solar development on 
top of federal and state tax incentives. SMART includes pathways which allow solar 
production to be sold without off-takers. This may be of potential interest to building 
developers as this allows them to develop rooftop solar without necessarily engaging with 
building tenants. For this reason, setting aside rooftop solar PV areas helps ensure that 
building owners’ ability to monetize the roof is not impacted. 


Codes and Baseline 


Current energy code for this project is 2013 ASHRA Appendix G with 10% energy reduction on 
site energy basis. There are many Massachusetts amendments including: C402.1.5 (envelope), 
C405.3 and C405.4 (lighting), C405.10 (EV charging), and C406 (three additional efficiency 
measures). 


The following C406 measures are proposed to be included: 


e C406.2 — Option | - More efficient HVAC performance 
e C406.3 — Option 2 - Reduced lighting power density 
e C406.9 — Option 8 — Reduce air infiltration, confirmed with testing 


On 1 July 2023 a new energy code will take effect, available here: 
https://www.mass.gov/info-details/stretch-energy-code-development-2022#final-code-language- 
for-stretch-code-update-and-new-specialized-stretch-code- 

The new code makes significant changes and improvements many sections of the code including: 


4 https://www.mass.gov/guides/aps-renewable-thermal-statement-of-qualification-application 
° https://www.mass.gov/solar-massachusetts-renewable-target-smart 
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envelope performance and thermal bridge accounting 
ventilation energy recovery 

electrification 

ASHRAE Appendix G 

other sections. 


We noted key items which would appear to affect the proposed, but a thorough check by the project 
team is recommended. 


Recommendations 

1. Improve vertical performance and avoid “trading-off’ the horizontal envelope DOER.1 
improvements. We recommend meeting or exceed the requirements contained in C402.1.4 
and C402.1.5 of the 1 July 2023 energy code, including U-0.25 minimum performance for 
vision glass within glazing wall systems (e.g. “curtain wall’). 

2. Clarify and describe wall section referred to as “unitized opaque”. DOER.2 

3. Verify performance of exposed floors. DOER.3 

4. Ensure that the building design and construction properly account for thermal bridges. DOER.4 
Thermal breaks should be incorporated to ensure that the proposed wall, roof, and window 
performance is being delivered. The project can utilize thermal bridge accounting as 
described in the Building Envelope Thermal Bridging Guide 

5. Include heat recovery chillers as “Stage 1” of the heating plant to take advantage of DOER.5 
concurrent heating/cooling. 

6. Confirm whether service water heating will be air source heat pump water heating. DOER.6 

7. Using cooling TEDI to evaluate external shading, set-back windows, reduced window DOER.7 
aperture (e.g. “window to wall ratio”), and/or improved solar heat gain coefficient (SHGC) 
vision glass to manage solar gains. 

8. Complete rooftop PV ready area evaluation and commit to an area of solar PV readiness DOER.8 
based on that evaluation. 

Sincerely, 


Gi 
PRS 


Paul F. Ormond, P.E. 
Energy Efficiency Engineer 
Massachusetts Department of Energy Resources 


DEPARTMENT OF ENERGY RESOURCES 


DOER.1 


DOER.2 


DOER.3 


DOER.4 


DOER.5 


Improve vertical performance and avoid “trading-off” the horizontal envelope 
improvements. We recommend meeting or exceed the requirements contained in 
C402.1.4and C402.1.5 of the 1 July 2023 energy code, including U-0.25 minimum 
performance for vision glass within glazing wall systems (e.g. “curtain wall”). 


The proposed performance values of the vertical exterior conditions have been improved 
in the updated backstop calculator to minimize the “trade-off’ from the horizontal 
portion in anticipation of the new energy code. The vision glass for the building will also 
meet the July 1, 2023 energy code by complying with the U-0.25 performance value and 
has been updated in the backstop calculator. 


Clarify and describe wall section referred to as “unitized opaque”. 


Section 8.2.2 (pages 8-1 to 8-2) contains a detailed and clarified description of the makeup 
of unitized opaque sections of the building envelope. 


Verify performance of exposed floors. 


The horizontal surfaces for the Project will feature both roof and soffit conditions. The 
soffit conditions, or exposed floors will have an effective U-Value of 0.042 and its 
composition is described in Section 8.2.3 (page 8-2). Envelope calculations are provided 
in Appendix B. 


Ensure that the building design and construction properly account for thermal bridges. 
Thermal breaks should be incorporated to ensure that the proposed wall, roof, and 
window performance is being delivered. The project can utilize thermal bridge 
accounting as described in the Building Envelope Thermal Bridging Guide. 


The design team has ensured that thermal bridging is properly accounted for, the analysis 
conducted to demonstrate compliance is presented in Section 8.2.4 (page 8-3). 


Include heat recovery chillers as “Stage 1” of the heating plant to take advantage of 
concurrent heating/cooling. 


The Hybrid HVAC system has been designed with a cold climate air source heat pump 
chiller to reduce natural gas usage. This chiller can produce hot water only or provide hot 
water/ chilled water simultaneously during shoulder months. A 96-ton Multistack ARA 
chiller can produce 120°F water down to 0°F ambient temperature. This heat pump chiller 
is sized for 25% of the peak heating load and the boilers are sized for 100% of the peak 
load. The air source heat pump chiller is prioritized to operate first, and the boilers are 
utilized when the load exceeds 25% or when the ambient temperature is below O°F. The 
design will operate the electric heat recovery chiller as stage 1 of the heating plant. 
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DOER.6 


DOER.7 


DOER.8 


Confirm whether service water heating will be air source heat pump water heating. 


This is confirmed: the service water heating system is an air source heat pump. The 
Proposed model design with an air source heat pump shows a 29% reduction in annual 
energy consumption verse the electric water heater designed for the Baseline model. 


Using cooling TEDI to evaluate external shading, set-back windows, reduced window 
aperture (e.g. “window to wall ratio”), and/or improved solar heat gain coefficient 
(SHGC) vision glass to manage solar gains. 


The design team used cooling TEDI to evaluate these building envelope features. The 
predicted TEDI for each is provided in Table 8-1 (page 8-4), which demonstrates that the 
Proposed Design strikes the appropriate balance between energy use, cost, and 
architectural design. 


Complete rooftop PV ready area evaluation and commit to an area of solar PV readiness 
based on that evaluation. 


The Project commits to providing approximately 4,150 sf of rooftop PV ready area, based 
on rooftop PV ready area evaluation to date. The design team will continue evaluating 
the available roof area and will make sure that the design will meet the minimum code 
requirements. 
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Appendix A 


Environmental Justice 
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Traffic volumes for project roadway links 
Es Weekday PM Peak Hour Volume 
Roadway Segment 

2022 2029 No 2029 2022 2029 No , 

ae F : eke ? 2029 Build 
881 
124 
1,545 
[4 [Prospect st. West of WebsterAve. ——~—=«dit;~C730~—=«Y=Ci «Yt | 908 |S |, 
1,274 
ie 2G st Tremont St. West of Webster Ave. 85 
Webster Ave. South of Tremont St. 604 
| 8 [Columbia St. to Windsor PI. 290 386 
[9 [Columbia st. 121__| 376 
Windsor PI. between Columbia St. and Windsor St. 284 316 51 
[a _|smeorveSSC—~—“—*~“—*~s‘“‘“‘;*‘*SSSC*dSSCi YC SY SiS SS*d;Ct 
123 162__| 162 
312 
213 
347 [| _376 | 318 | 368 
311 
[17 |south Street between Wardt. and Medfordst. | _0 | 329 | 343 | 0 | S18 | S68 
[18 __|Medfordst.South of Souths. ——=—=s=SC=~idtCi «Y= *| 8s | 596 | 730 «| ~7a9 
1,087 
51 
- 21 [Medford St. North of Ward St. 855 1,349 
895 | 906 
976 [| 741_| _857__| 293 
123_[ 123 
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Emissions for project roadway links 


: edd MOVES NOx Emissions (TPY) PM2.5 Emissions (TPY) 
Link Description , 
LinkID | 2022EX | 2029NB 2029BU | 2022EX | 2029NB | 2029 BU 
Webster Ave. North of Prospect 5.19E-02 3.26E-02 3.34E-02 3.02E-03 —_|3.13E-03 —_|3.22E-03 


Prospect St. East of Webster Ave. —=S~S~S~sSC CEO _—~.06E-O1 10ND _fo.se-03 _[x.0rEo2 _|.05e-02 | 
Webster Ave. between Prospect Stand Tremontst. | 6 _|o.a9e-o2 _[s.24e-02 [5.75602 [3.76.03 _|s.0ae03_[.s3e-03 _| 
Webster Ave. South of Tremont st.__——~S~S~S~SsS «BOE —*iTE-OD_[a-7aE-O2 _fr.036-03 _.66e-03 [1.67603 _| 
Columbia St.to WindsorPL___——~—~S~S~S ‘dass —fg.00-03 a 26-02 —Yr.8ae-04 a.ese-o4  a.zieo3 | 


A-2 


Table 1 Vehicle Operations Capacity Analysis, a.m. Peak Hours 


Intersection Movement 


Existing (2022) Condition No-Build (2029) Condition 


Build (2029) Condition 


LOS Delay V/C Ratio 50th % 95th % LOS Delay V/C Ratio 50th % 95th % Delay V/C Ratio 50th % 95th % 
(sec.) Queue (ft) Queue (ft) (sec.) Queue (ft) Queue (ft) (sec.) Queue (ft) | Queue (ft) 
Signalized 
Prospect/Webster/Concord E 56.8 F >80 F >80 
Webster Ave NB left C 27.2 0.18 13 40 F >80 1.00 41 #125 F >80 1.07 45 #131 
Webster Ave NB thru/right C 31.5 0.51 148 240 D 39.7 0.72 238 #400 D 41.6 0.75 255 #431 
Webster Ave SB left C 29.3 0.34 52 127 F >80 1.04 156 #381 F >80 1.12 164 #389 
Webster Ave SB thru/right E 71.4 0.98 380 #775 F >80 1.22 ~585 #987 F >80 1.25 ~616 #1022 
Prospect St NE left/thru/right D 49.4 0.84 270 #441 F >80 1.04 ~439 #659 F >80 1.05 ~450 #670 
Prospect St SW left/thru/right E 73.6 0.97 327 #498 F >80 >1.5 ~1043 #1007 F >80 >1.5 ~992 #1167 
Unsignalized 
Webster/Tremont/Columbia 
Columbia St WB left/thru/right C 18.1 0.45 - 58 D 34.1 0.61 - 95 F >50 0.99 - 218 
Webster Ave NB left/thru/right A 8.2 0.02 - 3 A 8.5 0.02 - 3 A 8.5 0.02 - 3 
Webster Ave SB left/thru/right A 8.2 0.06 - 5 A 8.9 0.19 - 18 A 9.6 0.30 - 35 
Columbia/Windsor Place 
Columbia St EB thru/right A 0.0 0 - 0 A 0 0 - 0 A 0 0 - 0 
Windsor St WB left/thru A 7.6 0.02 - 3 A 8.3 0.03 - 3 A 9.0 0.03 - 3 
Columbia St NB left/right B 10.0 0.02 - 3 B 12.4 0.03 - 3 C 15.5 0.05 - 3 
D3 driveway SB left/thru/right - - - - - A 9.1 0.01 - 0 A 9.2 0.01 - 0 
Windsor Place/Windsor Street 
Windsor Place EB left/thru/right A 9.7 0.07 - 5 A 8.4 0.26 - 28 B 13.4 0.53 - 80 
Drive WB left/thru/right B 13.0 0.03 - 3 A 8.3 0.07 - 5 A 9.4 0.08 - 8 
Windsor Street NB left/thru/right A 75 0.11 - 10 A 8.6 0.15 - 13 B 10.5 0.26 - 28 
Site Drive SB left/thru/right A 0 0 - 0 A 7.1 0.01 - 0 A 9.8 0.25 - 25 
Windsor Street/South Street 
South St WB left/right B 11.4 0.41 - 50 B 11.0 0.28 - 30 B 12.2 0.32 - 35 
Windsor St NB thru/right A 0) 0) - 0) A 0) 0) - 0) A 0) 0) - 0) 
Windsor St SB left/thru A 7.4 0.01 - 0 A 75 0.06 - 5 A 7.7 0.08 - 8 
Ward Street/Medford Street 
Ward Street EB left/thru/right D 32.7 0.11 - 10 E 41.7 0.14 - 13 E 42.4 0.14 - 13 
Ward Street WB left/thru/right C 19.3 0.06 - 5 D 25.0 0.08 - 8 D 25.3 0.08 - 8 
Medford St NB left/thru/right B 10.3 0.02 - 0 B 11.2 0.02 - 3 B 11.2 0.02 - 3 
Medford St SB thru/right/right A 7.9 0.02 - 3 A 8.6 0.02 - 3 A 8.7 0.02 - 3 
South Street/Medford Street 
South Street EB left/right -- -- -- -- F >50 0.95 - 263 F >50 0.99 - 290 
Medford St NB left/thru A 5.6 0.20 - 18 A 0 0 - 0 A 0.0 0.16 - 0 
Medford St SB thru/right A 0.0 0.52 - 0 A 0 0 - 0 A 0.0 0.33 - 0 
Cambridge Street/Windsor Street 
Cambridge St EB left/thru/right A 8.2 0.01 - (0) A 8.5 0.03 - 3 A 8.7 0.04 - 3 
Cambridge St WB left/thru/right A 8.5 0.03 - 3 A 8.7 0.03 - 3 A 8.7 0.03 - 3 
Windsor St SB left/thru/right D 29.0 0.61 - 98 C 22.8 0.375 - 43 D 27.7 0.45 - 55 


~ = Volume exceeds capacity, queue is theoretically infinite. 


# = 95th percentile volume exceeds capacity; queue may be longer. Queue shown is maximum after 2 cycles. 
Grey = Indicates a lane movement that decreased to LOS E or LOS F from the Existing Condition to the No-build Condition or decreased to LOS E or LOS F from the No-build Condition to the Build Condition. 


Volume Tables 
Epsilon Associates, Inc. 
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Table 2 


Vehicle Operations Capacity Analysis, p.m. Peak Hours 


Intersection Movement 


Existing (2022) Condition No-Build (2029) Condition 


Build (2029) Condition 


LOS Delay V/C Ratio 50th % 95th % LOS Delay V/C Ratio 50th % 95th % Delay V/C Ratio 50th % 95th % 
(sec.) Queue (ft) Queue (ft) (sec.) Queue (ft) Queue (ft) (sec.) Queue (ft) | Queue (ft) 
Signalized 
Prospect/Webster/Concord E 73.2 F >80 F >80 
Webster Ave NB left C 31.4 0.17 21 55 E 57.1 0.69 68 #176 E 67.2 0.78 77 #198 
Webster Ave NB thru/right E 55.6 0.85 279 #538 F >80 >1.5 ~974 #1237 F >80 >1.5 ~1086 #1338 
Webster Ave SB left D 53.4 0.60 49 #170 F >80 1.48 ~88 #224 F >80 1.48 ~88 #224 
Webster Ave SB thru/right D 40.1 0.59 165 #391 D 51.9 0.81 249 #580 D 52.9 0.82 254 #592 
Prospect St NE left/thru/right F >80 1.17 ~623 #814 F >80 1.39 ~792 #983 F >80 1.38 ~790 #981 
Prospect St SW left/thru/right C 28.7 0.6 227 306 F >80 1.42 ~604 #764 F >80 >1.5 ~656 #817 
Unsignalized 
Webster/Tremont/Columbia 
Columbia St WB left/thru/right B 13.3 0.32 - 45 C 20.8 0.54 - 80 D 32.4 0.75 - 158 
Webster Ave NB left/thru/right A 7.8 0.01 - 0 A 8.0 0.02 - 0 A 8.0 0.02 - 0 
Webster Ave SB left/thru/right A 8.2 0.02 - 3 A 8.8 0.07 - 5 A 8.9 0.10 - 8 
Columbia/Windsor Place 
Columbia St EB thru/right A 0) 0 - 0) A 6) 0 - 0) A 0) (0) - 0) 
Windsor St WB left/thru A 75 0.03 - 3 A 7.6 0.03 - 3 A 7.7 0.03 - 3 
Columbia St NB left/right B 10.7 0.13 - 13 B 12.2 0.17 - 15 B 13.8 0.20 - 18 
D3 driveway SB left/thru/right - - - - - A 9.4 0.02 - 3 A 9.9 0.02 - 3 
Windsor Place/Windsor Street 
Windsor Place EB left/thru/right A 9.1 0.04 - 3 A 7.7 0.11 - 10 A 9.6 0.20 - 18 
Drive WB left/thru/right B 13.2 0.13 - 13 A 8.6 0.21 - 20 B 10.3 0.26 - 25 
Windsor Street NB left/thru/right A 75 0.10 - 8 A 8.8 0.20 - 18 B 10.1 0.25 - 25 
Site Drive SB left/thru/right A 0 0 - 0 A 7.6 0.01 - 0 B 11.2 0.42 - 53 
Windsor Street/South Street 
South St WB left/right B 12.4 0.42 - 53 B 11.6 0.31 - 33 B 14.5 0.40 - 48 
Windsor St NB thru/right A 0) 0 - 0) A 0) 0 - 0) A 0) 0) - 0 
Windsor St SB left/thru A 7.5 0.05 - 3 A 7.6 0.08 - 5 A 7.8 0.13 - 13 
Ward Street/Medford Street 
Ward Street EB left/thru/right D 27.5 0.41 - 48 F >50 0.84 - 130 F >50 0.90 - 143 
Ward Street WB left/thru/right B 13.7 0.10 - 8 D 25.4 0.21 - 20 D 27.0 0.23 - 20 
Medford St NB left/thru/right A 8.5 0.01 - 0 A 8.6 0.01 - 0 A 8.6 0.01 - 0 
Medford St SB thru/right/right A 8.2 0 - 0 A 10.0 0.01 - 0 B 10.2 0.01 - 0 
South Street/Medford Street 
South Street EB left/right - -- -- - - F >50 1.33 - 645 F >50 1.45 - 785 
Medford St NB left/thru A 3.4 0.13 - 11 A 0 0 - 0 A 0.0 0.23 - 0 
Medford St SB thru/right A 0.0 0.31 - 0 A 0 0 - 0 A 0.0 0.20 - 0 
Cambridge Street/Windsor Street 
Cambridge St EB left/thru/right A 8.3 0.01 - 0 A 8.5 0.02 - 3 A 8.6 0.02 - 3 
Cambridge St WB left/thru/right A 8.2 0.03 - 3 A 8.3 0.03 - 3 A 8.3 0.03 - 3 
Windsor St SB left/thru/right C 19.3 0.45 - 58 C 16.1 0.29 - 30 C 22.7 0.45 - 58 


~ = Volume exceeds capacity, queue is theoretically infinite. 


# = 95th percentile volume exceeds capacity; queue may be longer. Queue shown is maximum after 2 cycles. 
Grey = Indicates a lane movement that decreased to LOS E or LOS F from the Existing Condition or decreased to LOS E or LOS F from the No-build Condition to the Build Condition. 
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Volume Tables 


Epsilon Associates, Inc. 


Appendix B 


Greenhouse Gas 


MA Stretch Code 2023 alternate performance compliance per amended IECC Section C402.1.5 


Project Enclosure System Areas / Lengths 


| _|Design (Proposed) U-values 


cc 
Insulation above deck - Roof 0028 62-70 [aa 0.032__|752.00__|_____ 69.30] |S 
insulation above deck - Setbat jose [430.40 [a is{ 
kylight pso—_——Ja00 fp 8.00 000) 


3) 
~ 
< 
° 
N 
= 
° 
x= 


[Horizontal Totals | SS 
Opaque (Cladding 7) ccc =X 
See 08 rir 
Opaque swinging door 564.00 rr 
CW Spandrel paa340 a iz 


Vertical opaque 


Vertical Opaque Totals 
Vertical Glazing [WG-1 alum curtain wall a 50 51614 a 19613.47 _— [OO.COOCOCOCSC‘CO™C*‘*S«M%GY 
Entrance Doors - ST03 536.13 


ca 
ertical Fenestration Totals 
58889 0.255 15045.63 51614 0.380 19613.47 -4567.84 100.00% 


Vertical Envelope Totals a 172048.00 0.159 27307 172048.00 |0.159 27321.22 -14.07]0.05% % vertical envelope performance above code 


Sum of the (UA Dif) values for envelope assemblies -255.71|0.89% % total envelope performance above code 


Length tf [Pronosed = [Prepesed FL [ [toe FJeods FL FL DW Proposed [ Totale [ 
rr a 
0.00000 


UA Diff (Proposed UA - Table UA) 


Vertical 
Glazing] Fenestration 


Type 


j= =] Slab on Grade lab-on-Grade - perimeter 


|B __|Sum of the (FL Dif) values for Slab on Grade Perimeter Conditions 


Fa} Type __|area(sa) [Proposed cFaq|Proposedua | __|couec_|coae ua 


jooo2 J et—“(;is:s:stéidEC‘ ‘$C (ITC ae eee 
ian Sum of the (CA Dif) values for below ainie a walle (no below grade wall in this Co a 1 000) 
ees 

= Area weighted avg U-value of all above-grade wall assemblies (NO GLAZNG HERE) A EE Ee 

= Sum of the (UA Proposed) values for each vertical glazing assembly 

= UAV / total vertical glazing Area PC 

= UAV T total vertical area Ee 

= Proposed Vertical Glazing Area PC 

Wall Area | _______118159.0|= Gross wall area 

[Allow VG Area | _________ 51614.4]= 30% max from Section C402.4.1 a) 

= (Proposed VG Area) - (VG Area Allowed by Section C402.4.1) Te 
| 
JUAWall CT CSSSCSCSCSC*i226'1..5|= Sum fA proposed for alll above grade opaque wallassemblies 
|D__|Excess vertical glazingarea [| —SCSC«1070.3|= (DA. x UVG) - (DA. x Uwall) - Zero if $ zero | 1070-35f 
SS —§$_§_-  — eee 
JURoof Cd C—C“‘C(#+«O27|= Area weighted avg U-value of all roof assemblies(NOGLAZINGHERE) 
JUAS_C—C—C‘iEC CCCCCCCCCCC«.000= Sum of the (UA Proposed) values foreach skylightassembly 

Us | 0.000/=UAS/skyightArea SSCS 
Sa ri kg ee 
[AllowSArea | SCSC*i'108.5 [= 3% Ma from Section C402.4.4 
ae eral =l(Eispored S Area) - (6 Area Allowed by Section C402.4.1) as 
[RoofArea | CSC~C~C*«SGHOOOO[= Gross RooArew 
ES a ae 


IE [Excess skylight area —e (EA x US) - (EA x U Roof) - Zero if < zero 
Gee ear ee ee ee 


| __|Prescriptive Code Values (Section C402, Tables C402.1.4, C402.4) 


10:40 AM 2/15/2023 


&. @ Hot Water Loop 
FF HW Loop Pump 
3 -@ HPI (Multistack) 25% 
& gf Soller 1 
# gf Boller 2 
& gp Boiler 3 . 
& ab Boiler 4 Boiler 6 Boiler 5 Boiler 4 Boiler 3 Boiler 2 Biker 7 
# gh Boiler S Pech 
# gh Boller 6 


Hot Water Loop 


600 Windsor Place Somerville, MA 


=psilon Appendix 


ASSOCIATES INC Heating Plant Schematic 


The current design cooling TEDI is calculated as 49.45 KBtu/SF-yr. 


600 Windsor DOE-2.3-50h 1/29/2023 23:47:01 BDL RUN 1 
REPORT- SS-D Building HVAC Load Summary WEATHER FILE- BOSTON LOGAN INT' MA 
-------- COOLING-------- --------HEATING-------- ---EBLEC--- 
MAXIMUM MAXIMUM ELEC- § MAXIMUM 
COOLING TIME DRY- WET- COOLING HEATING TIME DRY- WET- HEATING TRICAL ELEC 
ENERGY OF MAX BULB BULB LOAD ENERGY OF MAX BULB BULB LOAD ENERGY LOAD 
MONTH (MBTU) DY HR TEMP TEMP (KBTU/HR) (MBTU) DY HR TEMP TEMP (KBTU/HR) (KWH) (RW) 
JAN 14.11211 27 13 55.F 54.F 324.684 -1523.148 23 4 -4.F -6.F -7194.365 1068848.  2860.833 
FEB 23.02655 10 16 41.F 33.F 369.896 -898.824 6 24 17.F 13.F -4255.605 988380.  2860.833 
MAR 169.60782 29 16 77.F 54.F 9703.392 -563.758 20 6 26.F 23.F -2898.709 1143436.  2860.833 
APR 297.69342 27 17 90.F 66.F 12537.237 -166.691 4 8 43.F 43.F -1479.175 1074432. 2860.833 
MAY 1208.24609 20 17 78.F 67.F 13386 .831 -45.503 1 6 37.F 30.F -1203.481 1093318.  2860.833 
JUN 3126.85205 27 8 80.F 73.F 20457.748 -26.202 13 8 53.F 51.F -625.416 1099941. 2860.833 
JUL 5921.47998 21 15 90.F 76.F 26880.732 -13.010 5 8 68.F 67.F -421.005 1068198.  2860.833 
AUG 6213.12891 4 14 88.F 177.F 29108.795 -15.495 29 8 63.F 60.F -475.492 1143316.  2860.833 
SEP 2304.10645 15 14 79.F 68.F 15664.678 -17.661 26 8 56.F 53.F -519.512 1074516.  2860.833 
OCT  628.54596 14 16 71.F 67.F 13018.488 -79.810 31 8 35.F 30.F -1090.426 1068193.  2860.833 
NOV 112.39732 18 12 69.F 59.F 5113.135 -414.840 27 5 18.F 14.F -4123.819 1049491. 2860.833 
DEC 22.99989 29 14 58.F 44.F 681.548 -723.769 5 8 20.F 17.F -3934.635 1093204.  2860.833 
TOTAL /20042.197. -4488.712 12965274. 
MAX 29108.795 -7194.365 2860.833 


Alternative 1; WWR reduced to 30% 


Reducing WWR to 30% decreases cooling TEDI to 49.06 KBtu/SF-yr from 49.45 KBtu/SF-yr. 


600 Windsor DOE-2.3-50h 1/29/2023 23:47:45 BDL RUN 1 
REPORT- SS-D Building HVAC Load Summary WEATHER FILE- BOSTON LOGAN INT' MA 
-------- CcOOLING-------- --------HEATING-------- ---ELEC--- 
MAXIMUM MAXIMUM ELEC- § MAXIMUM 
COOLING TIME DRY- WET- COOLING HEATING TIME DRY- WET- HEATING TRICAL ELEC 
ENERGY OF MAX BULB BULB LOAD ENERGY OF MAX BULB BULB LOAD ENERGY LOAD 
MONTH (MBTU) DY HR TEMP TEMP (KBTU/HR) (MBTU) DY HR TEMP TEMP (KBTU/HR) (RWH) (RW) 
JAN 11.33643 27 13 55.F 54.F 324.684 -1523.854 23 4 -4.F -6.F -7153.586 1068509. 2859.567 
FEB 18.34429 10 16 41.F 33.F 315.637 -902.777 6 23 17.F 13.F -4281.956 988089. 2859.567 
MAR 163.49008 29 16 77.F 54.F 9634.232 -568.829 20 6 26.F 23.F -2917.818 1143107. 2859.567 
APR 288.62912 27 17 90.F 66.F 12433.889 -170.910 4 8 43.P 43.F -1481.685 1074119. 2859.567 
MAY 1192.47644 20 17 78.F 67.F 13312.505 -48.526 1 6 37.F 30.F -1200.482 1092985. 2859.567 
JUN 3107.10083 27 8 80.F 73.F 20412.549 -28.758 13 8 53.F 5S1.F -633.221 1099593. 2859.567 
JUL 5889.52734 21 15 90.F 76.F 26778 .096 -15.006 5 8 68.F 67.F -434.739 1067850. 2859.567 
AUG 6189.54932 4 14 88.F 77.F 28994.436 -17.526 29 8 63.F 60.F -486.834 1142954. 2859.567 
SEP 2288.57007 15 14 79.F 68.F 15578 .188 -19.393 26 8 56.F 53.F -533.278 1074193. 2859.567 
OCT 617.95264 14 16 71.F 67.F 12987.887 -82.490 31 8 35.F 30.F -1095.571 1067874.  2859.567 
NOV 106.53728 18 12 69.F 59.F 5069.226 -416.728 27 5 18.F 14.F -4114.315 1049187. 2859.567 
DEC 19.14943 29 14 58.P 44.F 627.985 -724.338 5 8 20.F 17.F -3927.299 1092886.  2859.567 


TOTAL 19892.664 -4519.134 12961344. 


MAX 28994.436 -7153.586 2859.567 


Alternative 2; WWR reduced to 25% 


Reducing WWR to 25% decreases cooling TEDI to 48.65 KBtu/SF-yr from 49.45 KBtu/SF-yr. 


600 Windsor DOE-2.3-50h 1/29/2023 23:48:35 BDL RUN 2 
REPORT- SS-D Building HVAC Load Summary WEATHER FILE- BOSTON LOGAN INT' MA 
-------- cCOOLING-------- --------HEATING-------- ---ELEC--- 
MAXIMUM MAXIMUM ELEC- MAXIMUM 
COOLING TIME DRY- WET- COOLING HEATING TIME DRY- WET- HEATING TRICAL ELEC 
ENERGY OF MAX BULB BULB LOAD ENERGY OF MAX BULB BULB LOAD ENERGY LOAD 
MONTH (MBTU) DY HR TEMP TEMP (KBTU/ER) (MBTU) DY HR TEMP TEMP (KBTU/ER) (KWH) (RW) 
JAN 8.35799 27 13 55.F 54.F 324.685 -1526.627 23 4 -4.F -6.F -7131.619 1068044. 2857.772 
FEB 13.24268 10 16 41.F 33.F 251.262 -908.657 6 24 17.F 13.F -4291.187 987682.  2857.772 
MAR =-:156.59723. 29 16 «= 77.F 54.F 9549.653 -576.064 20 6 26.F 23.F -2907.299 1142640. 2857.772 
APR 278.47870 27 17 + 90.F 66.F 12305.314 -177.113 4 8 43.F 43.F -1485.110 1073687. 2857.772 
MAY 1174.71277 20 17 78.F 67.F 13220.102 -53.012 1 6 37.F 30.F -1196.992 1092520. 2857.772 
JUN 3080.83276 27 8 80.F 73.F 20355.389 -32.455 13 8 53.F 51.F -644.183 1099106. 2857.772 
JUL 5855.61035 21 15 90.F 76.F 26658.477 -18.031 5 8 68.F 67.F -451.405 1067370. 2857.772 
AUG 6160.64697 4 14 88.F 77.F 28859.449 -20.604 29 8 63.F 60.F -500.644 1142445.  2857.772 
SEP 2268.60107 15 14 79.F 68.F 15475. 660 -22.025 26 8 56.F 53.F -551.255 1073743. 2857.772 
OcT  605.31079 14 16 71.F 67.F 12949.449 -86.329 31 8 35.F 30.F -1105.209 1067429. 2857.772 
Nov 99.96528 18 12 69.F 59.F 5016.252 -419.829 27 5 18.F 14.F -4100.557 1048764. 2857.772 
DEC 14.65953 29 14 58.F 44.F 563.560 -725.810 5 8 20.F 17.F -3917.775 1092435.  2857.772 
TOTAL /19717,016 -4566.557 12955865. 
MAX 28859.449 -7131.619 2857.772 


Alternative 3; Reducing SHGC from 0.38 to 0.25 


Reducing SHGC to 0.25 decreases cooling TEDI to 48.16 KBtu/SF-yr from 49.45 KBtu/SF-yr. Result shows 
reducing SHGC has a higher impact on cooling TED! compared to reducing WWR. 


600 Windsor DOE-2.3-50h 1/30/2023 0:10:55 BDL RUN 4 
REPORT- SS-D Building HVAC Load Summary WEATHER FILE- BOSTON LOGAN INT' MA 
-------- COOLING-------- --------HEATING-------- ---ELEC--- 
MAXIMUM MAXIMUM ELEC- MAXIMUM 
COOLING TIME DRY- WET- COOLING HEATING TIME DRY- WET- HEATING TRICAL ELEC 
ENERGY OF MAX BULB BULB LOAD ENERGY OF MAX BULB BULB LOAD ENERGY LOAD 
MONTH (MBTU) DY HR TEMP TEMP (KBTU/HR) (MBTU) DY HR TEMP TEMP (KBTU/HR) (KWH) (Rw) 
JAN 4.93298 27 13 55.F 54.F 324.685 -1585.010 23 4 -4.F -6.F -7249.173 1067885.  2856.723 
FEB 7.18254 10 16 41.F 33.F 173.028 -955.516 6 24 17.F 13.F -4401.280 987512.  2856.723 
MAR 148.45386 29 16 77.F 54.F 9464.221 -616.170 17 8 20.F 15.F -2993.368 1142406.  2856.723 
APR 266.38123 27 15 82.F 65.F 12205.269 -198.422 4 8 43.F 43.F -1599.742 1073440. 2856.723 
MAY 1151.95959 20 17 478.F 67.F 13122.807 -62.486 1 6 37.F 30.F -1240.107 1092231.  2856.723 
JUN 3053.98584 27 8 80.F 73.F 20285.258 -38.143 13 8 53.F 51.F -717.160 1098813.  2856.723 
JUL 5821.79590 21 15 90.F 76.F 26574.480 -21.290 5 8 68.F 67.F -464.976 1067069. 2856.723 
AUG 6129.69287 4 14 88.F 177.F 28759.697 -24.504 29 8 63.F 60.F -518.891 1142133.  2856.723 
SEP 2245.31372 15 14 79.F 68.F 15376.771 -26.241 26 8 56.F 53.F -607.102 1073468.  2856.723 
ocT 587.78174 14 16 71.F 67.F 12899.038 -99.138 31 8 35.F 30.F -1220.183 1067151.  2856.723 
Nov 91.45241 18 12 69.F 59.F 4957.605 -447.069 27 3 18.F 14.F -4196.065 1048544. 2856.723 
DEC 9.16803 29 14 58.F 44.F 497.549 -765.541 5 8 20.F 17.F -4027.035 1092236.  2856.723 


TOTAL 19518.102 -4839.530 12952888. 


MAX 28759.697 -7249.173 2856.723 


Alternative 4; 4’ Vertical exterior shading with 1’ setback 


Adding external shading decreases cooling TEDI to 49.03 KBtu/SF-yr from 49.45 KBtu/SF-yr. This energy 
conservation measure has minimal impact on reducing cooling TEDI. It could be impactful in providing 
thermal comfort for the occupants by reducing glare but not energy. 


600 Windsor DOE-2.3-50h 1/30/2023 0:39:22 BDL RUN 8 
REPORT- SS-D Building HVAC Load Summary WEATHER FILE- BOSTON LOGAN INT' MA 
SSS aS & COOLTHGe 2225246 Spf ne==SHBAT ENG ss56e2- Ase B LEO a 25 
MAXIMUM MAXIMUM ELEC- MAXIMUM 
COOLING TIME DRY- WET- COOLING HEATING TIME DRY- WET- HEATING TRICAL ELEC 
ENERGY OF MAX BULB BULB LOAD ENERGY OF MAX BULB BULB LOAD ENERGY LOAD 
MONTH (MBTU) DY HR TEMP TEMP (KBTU/HR) (MBTU) DY HR TEMP TEMP (KBTU/HR) (KWH) (KW) 
JAN 11.60720 27 13 55.F 54.F 324.684 -1535.239 23 4 -4.F -6.F -7204.772 1068532. 2859.504 
FEB 18.03345 10 16 41.F 33.F 319.673 -910.589 6 24 17.F 13.F -4283.340 988095.  2859.504 
MAR 161.89064 29 16 177.F 54.F 9625.496 -575.981 20 6 26.F 23.F -2946.051 1143100. 2859.504 
APR  285.47394 27 17 90.F 66.F 12428.215 -174.387 4 8 43.F 43.F -1508.732 1074100. 2859.504 
MAY 1188.70776 20 17 78.F 67.F 13316.022 -50.592 1 6 37.F 30.F -1208.838 1092953. 2859.504 
JUN 3103.69653 27 8 80.F 73.F 20422.543 -30.766 13 8 53.F 51.F -643.583 1099565. 2859.504 
JUL 5886.69189 21 15 90.F 76.F 26783.373 -16.158 5 8 68.F 67.F -431.410 1067818.  2859.504 
AUG 6185.37354 4 14 88.F 77.F 28996.230 -18.836 29 8 63.F 60.F -489.055 1142921. 2859.504 
SEP 2284.77051 15 14 79.F 68.F 15579.278 -20.249 26 8 56.F 53.F -536.252 1074165.  2859.504 
oct 615.22272 14 16 71.F 67.F 12992.795 -84.483 31 8 35.F 30.F -1116.421 1067848.  2859.504 
NOV 105.80133 18 12 69.F 59.F 5067.178 -421.700 27 5 18.F 14.F -4132.195 1049183. 2859.504 
DEC 19.23204 29 14 58.F 44.F 633.726 -732.198 5 8 20.F 17.F -3960.085 1092890. 2859.504 


TOTAL 19866.504 -4571.177 12961169. 


MAX 28996.230 -7204.772 2859.504 


Updated Energy Analysis Inputs 


Building Component 


Baseline Model: ASHRAE 90.1- 
2013 + MA Amendments 


Hybrid Alternative Case assessment 
Model 


Total Area /# of Floors 


405,225 SF / 12 Floors & 105,000 SF 
Parking Garage 


405,225 SF / 12 Floors & 105,000 SF 
Parking Garage 


Wall Construction 


Steel framed with R-11 cavity and 
R-14 c.i. with U-factor of 0.064 


Opaque wall assemblies & insulated 
spandrel glass (U-0.12) with 
weighted average U-factor of 0.108 
(see backstop calculator) 


Roof Construction 


R-30 Insulation entirely above deck 
with a U-factor of 0.032 


R-40 Insulation entirely above deck 
with a U-factor of 0.027 


Floor Construction 


R-10 c.i. , U-factor of 0.074 


R-19.5 c.i. , U-factor of 0.042 


Window Type 


Metal Framing 


Metal Framing 


Window to Wall Ratio 34% 34% 
Window U-Value / SHGC U-0.38 / 0.40 U-0.25 / SHGC: 0.38 
Infiltration Rate 0.25 CFM/SF 0.25 CFM/SF 


Lighting Power Density (W/SF) 


0.58 Office / 1.2 Lab / 0.162 
Garage per c406.1-2 as ECM#2 


0.58 Office / 1.2 Lab / 0.162 Garage 


Lighting Controls 


Daylighting per code 


Daylighting per code 


Plug Load 


Lab: 7 W/SF; Office: 0.75 W/SF 


Lab: 7 W/SF; Office: 0.75 W/SF 


DHW System 


All Electric 


Heat Pump, UEF: 3.45 


HVAC System (Air-Side) 


System 7, VAV System with Reheat, 
System 9, Mechanical Penthouse 


Lab: Chilled water/Hot water AHUs 
(100% OA system), Office: 4 Pipe Fan 
Coil System with a DOAS (from 100% 
OA units), Penthouse: Hot water 
heating 


HVAC System (Water-Side) 


3 water-cooled centrifugal chillers 
& 2 natural draft boilers 


Four, 750 tons Water cooled 
centrifugal chillers & a 96 ton Heat 
pump Chiller (120F supply T) 
designed per 25% of the heating 
load & Six, 4000 MBH condensing 
boilers 


Chiller & Rooftop DX Efficiency 


6.9 COP per Table C403.3.2(7) & 
C406.1-1 as ECM#3 


Chiller with COP of 6.9, HP Chiller 
2.45 COP @ 30F ambient T 


Boiler Efficiency 


90.2% per Table C403.3.2(5) & 
C406.1-1 as ECM#3 


95% 


Water-side Economizer 


Yes 


Yes 


Pumps 


Code Minimum Requirement 


Variable Speed 


Energy Recovery 


Modeled per Section 6.5.7.2 (b) 


High efficiency Konvekta ERV with 
70% Effectiveness 


End Use 


Interior lighting 


Exterior lighting 


Space heating 


Space cooling 


Pumps 


Heat rejection 


Fans - interior ventilation 


Fans - parking garage 


Service water heating 


Receptacle equipment 


Elevators and escalators 


Space Heating (Electricity) 


Parking Garge Lighting 


The Proposed Hybrid Alternative Energy Summary 


Energy Type 


Unregulated 


Electricity 


Electricity 


Natural Gas 


Electricity 


Electricity 


Electricity 


Electricity 


x Electricity 


Electricity 


x Electricity 


x Electricity 


Electricity 


Electricity 


Units of 
Annual Energy and Peak 
Demand 


Consumption (kWh) 
Demand (kW) 
Consumption (kWh) 
Demand (kW) 
Consumption (therm) 
Demand (Btuh x 106) 
Consumption (kWh) 
Demand (kW) 
Consumption (kWh) 
Demand (kW) 
Consumption (kWh) 
Demand (kW) 
Consumption (kWh) 
Demand (kW) 
Consumption (kWh) 
Demand (kW) 
Consumption (kWh) 
Demand (kW) 
Consumption (kWh) 
Demand (kW) 
Consumption (kWh) 
Demand (kW) 
Consumption (kWh) 
Demand (kW) 
Consumption (kWh) 
Demand (kW) 


Baseline 


986,441 
323 
9,567 
2.7 
501,542 
277.8 
1,136,748 
894.4 
669,209 
183.7 
106,176 
83.2 
5,710,053 
806.7 
362,912 
63.0 
27,050 
11.7 
5,290,098.0 
1,464.6 
154,560 
70.0 


79,937 
17.0 


Proposed 


986,441 
323.0 
9,567 
2.7 
31,226 
74.9 
612,799 
1,279.4 
806,427 
233.4 
47,196 
85.8 
6,688,843 
1,073.2 
362,912 
63.0 
19,132 
3.9 
5,290,098.0 
1,464.6 
154,560 
70.0 
148,274 
142.3 
79,937 
17 


Energy / 
Demand 


Savings 
per End-Use 


0.0% 
0.0% 
0.0% 
0.0% 
93.8% 
73.0% 
46.1% 
-43.0% 
-20.5% 
-27.0% 
55.5% 
-3.1% 
-17.1% 
-33.0% 
0.0% 
0.0% 
29.3% 
67.0% 
0.0% 
0.0% 
0.0% 
0.0% 


0.0% 
0.0% 


Performance Rating Energy Consumption and Cost by Fuel Type 


Energy Type 


Electricity 


Natural Gas 


Site 
Energy 
Units 


kWh 


therm 


Energy model subtotal (Btu x 10*6) 


Baseline 


Site Energy Use 
(Units shown 


Source Energy Use 


Proposed 


Site Energy Use Source Energy 


Rene (Btu x 106) Cost (Units shown Use 
a By per energy type) (Btu x 10‘6) 
type) 
14,532,750.5 155,699.5| S$ 2,418,249 15,206,172.0 162,914 
501,542.3 52,661.9| $ 527,121 30,363.0 3,278 
r 
99,740.0 208,361.5| S$ 2,945,370 54,919.8 166,193 


Cost 


.5) $ 2,530,307 
1| 5 
.2) $ 2,562,219 


31,912 


Percent of 
Total 
Proposed 
Site Energy 
Consumption 


6.1% 


0.1% 


5.7% 


3.8% 


5.0% 


0.3% 


41.6% 


2.3% 


0.1% 


32.9% 


1.0% 


0.9% 


0.5% 


Percent Savings 


Site Energy 
Use 


-4.6% 
93.9% 


44.9% 


Cost 


-4.6% 
93.9% 


13.0% 


Annual Energy Savings, Energy Cost Savings & Greenhouse Gas Reduction 


Energy Model Outputs 


Energy Use 
Intensity 


Fossil Fuel 
Use 
Intensity 


Category Electricity (kwh) | Natural Gas (therm) | Total Site Energy (mmetu) 


Cost 


Electricity GHG (kg) 


Natural Gas GHG (kg) 


Total GHG (kg) 


EUI (kbtu/sf/yr) 


EUIff (kbtu/sf) 


93.95% 44.94% 


$383,152 


32.03% 


44.94% 


93.95% 


LB/MMBtu 


CO z Emission Factors: 


Electricity * 682 [b/MWh 
Natural Gas * 117 Ib/MMBtu 
2016 ISO New England Electric Generator Air Emissions Report 
? EIA Fuel Emissions Factors, Weighted National Average (1029 Btu/scf) 
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REPORT-— BEPS Building Energy Performance WEATHER FILE- BOSTON LOGAN INT' MA 
TASK MISC SPACE SPACE HEAT PUMPS VENT REFRIG HT PUMP DOMEST EXT 
LIGHTS LIGHTS EQUIP HEATING COOLING REJECT & AUX FANS DISPLAY SUPPLEM HOT WTR USAGE TOTAL 


EM1 ELECTRICITY 
MBTU 3367.0 0.0 18050.0 506.1 2091.0 161.1 529.7 22830.0 0.0 0.0 65.3 32.7 47637.0 


Elev ELECTRICITY 
MBTU 0.0 0.0 527.5 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 527.5 


Konv ELECTRICITY 
MBTU 0.0 0.0 0.0 0.0 0.0 0.0 2223.0 0.0 0.0 0.0 0.0 0.0 2222.6 


Gara ELECTRICITY 
MBTU 272.8 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 272.8 


Gara ELECTRICITY 
MBTU 0.0 0.0 1239.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 1238.6 


FM1 NATURAL-GAS 


MBTU 0.0 0.0 0.0 3036.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 3036.3 
MBTU 3640.0 0.0 19820.0 3542.0 2091.0 161.1 2752.0 22830.0 0.0 0.0 65.3 32.7 54934.0 

TOTAL SITE ENERGY 54934.50 MBTU 141.9 KBTU/SQFT-YR GROSS-AREA 141.9 KBTU/SQFT-YR NET-AREA 

TOTAL SOURCE ENERGY 158731.00 MBTU 409.9 KBTU/SQFT-YR GROSS-AREA 409.9 KBTU/SQFT-YR NET-AREA 

PERCENT OF HOURS ANY SYSTEM ZONE OUTSIDE OF THROTTLING RANGE = 0.02 

PERCENT OF HOURS ANY PLANT LOAD NOT SATISFIED = 0.25 

HOURS ANY ZONE ABOVE COOLING THROTTLING RANGE = 0) 

HOURS ANY ZONE BELOW HEATING THROTTLING RANGE = 2 


NOTE: ENERGY IS APPORTIONED HOURLY TO ALL END-USE CATEGORIES. 
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REPORT- BEPU Building Utility Performance WEATHER FILE- BOSTON LOGAN INT' MA 
TASK MISC SPACE SPACE HEAT PUMPS VENT REFRIG HT PUMP DOMEST EXT 
LIGHTS LIGHTS EQUIP HEATING COOLING REJECT & AUX FANS DISPLAY SUPPLEM HOT WTR USAGE TOTAL 


EM1 ELECTRICITY 
KWH 986441. 0. 5290098. 148274. 612799. 47196. 155208. 6688843. 0. 0. 19132. 9567. 13957544. 


Elev ELECTRICITY 
KWH 0. 0. 154560. 0. 0. 0. 0. 0. 0. 0. 0. 0. 154560. 


Konv ELECTRICITY 
KWH 0. 0. oO. oO. 0. 0. 651219. 0. 0. 0. 0. 0. 651219. 


Gara ELECTRICITY 
KWH 79937. 0. 0. 0. 0. 0. 0. 0. 0. 0. 0. 0. 79937. 


Gara ELECTRICITY 
KWH 0. 0. 362912. 0. 0. 0. 0. oO. 0. 0. 0. 0. 362912. 


FM1 NATURAL-GAS 


THERM 0. 0. 0. 30363. 0. 0. 0. 0. oO. 0. 0. 0. 30363. 
TOTAL ELECTRICITY 15206172. KWH 39.266 KWH /SQFT-YR GROSS-AREA 39.266 KWH /SQFT-YR NET-AREA 
TOTAL NATURAL-GAS 30363. THERM 0.078 THERM /SQFT-YR GROSS-AREA 0.078 THERM /SQFT-YR NET-AREA 
PERCENT OF HOURS ANY SYSTEM ZONE OUTSIDE OF THROTTLING RANGE = 0.02 
PERCENT OF HOURS ANY PLANT LOAD NOT SATISFIED = 0.25 
HOURS ANY ZONE ABOVE COOLING THROTTLING RANGE = 0) 
HOURS ANY ZONE BELOW HEATING THROTTLING RANGE = 2 


NOTE: ENERGY IS APPORTIONED HOURLY TO ALL END-USE CATEGORIES. 
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REPORT- ES-D Energy Cost Summary WEATHER FILE- BOSTON LOGAN INT' MA 
METERED TOTAL VIRTUAL 
ENERGY CHARGE RATE RATE USED 
UTILITY—-RATE RESOURCE METERS UNITS/YR ($) ($/UNIT) ALL YEAR? 
Custom Elec Rate ELECTRICITY EM1 Elev 15206172. KWH 2530307. 0.1664 YES 
Konv Gara 
Gara 
Custom Gas Rate NATURAL-GAS FM1 30363. THERM 31911. 1.0510 YES 
2562218 
ENERGY COST/GROSS BLDG AREA: 6.62 


ENERGY COST/NET BLDG AREA: 6.62 
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Public Benefit Determination 


APPENDIX C PUBLIC BENEFIT DETERMINATION 


Introduction 


The Landlocked Tidelands Legislation (Chapter 168 of the Acts of 2007) names the Secretary of 
Energy and Environmental Affairs (the “Secretary”) as the “administrator of tidelands,” and 
requires the Secretary to conduct a “public benefit review” for certain projects located on filled 
former tidelands and to issue a written determination (the “Public Benefit Determination”) for 
those projects. Specifically, the Secretary must conduct a public benefit review for any proposed 
project located on filled former tidelands that also requires an EIR pursuant to MEPA. This section 
describes how the proposed Project provides appropriate public benefits and adequately protects 
the public trust rights inherent in tidelands of the Commonwealth. 


301 CMR 13.00 (the “Landlocked Tidelands Regulations”) establishes the procedures and 
standards to implement the requirements of the Landlocked Tidelands Legislation. Under the 
Landlocked Tidelands Regulations, in making the Public Benefit Determination, the Secretary shall 
consider the following: 


“Purpose and effect of the development, the impacts on abutters and the surrounding 
community; enhancement to the property, benefits to the public trust rights in tidelands 
or other associated rights, including but not limited to, benefits provided through 
previously obtained municipal permits; community activities on the development site; 
environmental protection and preservation; public health and safety; and the general 
welfare; provided further that the secretary shall also consider the differences between 
tidelands and landlocked tidelands and great ponds when assessing the public benefit and 
shall consider the practical impact of the public benefit on the development.” 


The Landlocked Tidelands Regulations require analysis of a project’s impacts on the public’s rights 
of access, use and enjoyment of tidelands that are protected by Chapter 91, and identification of 
measures to avoid, minimize, and mitigate any adverse impacts on such rights. 


To assist with the Secretary’s determinations, the following sections address the specific 
considerations identified in the Landlocked Tidelands Regulations and describe how the Project 
provides appropriate public benefits and are adequately protective of the Public Trust rights 
inherent in tidelands. 


Nature of the Affected Tidelands 


The Site (approximately 1.36 acres) includes approximately 0.86 acres that is filled former 
tidelands. The Site is located almost one mile from the Charles River and more than one mile from 
the Mystic River, which are the closest waterfront areas, with dense urban development in 
between the Site and these rivers. Given the Site’s location, no impacts to the access, use and 
enjoyment of tidelands protected by Chapter 91 are anticipated. 


6497/600 Windsor Place 1 Public Benefit Determination 
Epsilon Associates, Inc. 


Purpose and Effect of the Development 


Located in Somerville’s Boynton Yards neighborhood, the redevelopment of the Site represents 
an opportunity to contribute to the fulfillment of the City’s vision for the district as a vibrant, 
mixed-use environment. Influenced by SomerVision 2030, SomerVision 2040, the Union Square 
Neighborhood Plan, and the Boynton Yards Urban Design Framework, the proposed Project offers 
a vision to support commercial development focused on research, science, and technology, while 
also serving to strengthen the neighborhood’s public realm and street hierarchy. Aligned with the 
City’s planning principles, the proposed uses will contribute to the economic revitalization of the 
Union Square and Boynton Yards neighborhoods, while also strengthening Somerville’s emerging 
life sciences, technology, office, and innovation cluster. 


The Project is proposed to include an approximately 380,000 square foot (“sf”), 12-level building 
with commercial uses, including life science uses, as well as approximately 38,000 sf of Arts + 
Creative Enterprise (“ACE”) uses, an approximately 19,000 sf community center, and 
approximately 11,000 sf of retail space. Approximately 131 bicycle parking spaces will be provided 
on-site and associated amenities, including showers and lockers, will also be provided to promote 
cycling as an alternate transportation mode. Approximately 200 sub-grade parking spaces will be 
located beneath the building with an entry from the Project’s proposed Thoroughfare on the east 
side of the Site, which will preserve the public Civic Open Space for pedestrian use. Loading and 
service access will also occur from the Thoroughfare, and the building’s critical infrastructure 
spaces will be located to the rear of the Site facing the rail line. 


The Project’s proposed public Civic Open Space is proposed to be approximately 11,000 sf. The 
public Civic Open Space’s primary frontage will be located along Windsor Place and increase the 
separation of the building from the public right of way. The plaza will play a critical role in 
expanding the public realm along Windsor Place and will be designed to respond to the context 
of the Civic Spaces associated with other developments to the west and east. The design of the 
plaza will focus on providing a consistent and pedestrian friendly experience between the MBTA 
station and the Boynton Yards district, as well as contributing to an active environment to be 
enjoyed by the greater community. The plaza is envisioned to have a mix of landscape and 
hardscape elements which will offer opportunities for flexible programming. In either instance, 
low impact development design strategies will be implemented to improve water infiltration on- 
site and minimize runoff. 


Enhancement to the Property 


The Project will enhance the Site by transforming underutilized property into uses that will serve 
to contribute to the economic revitalization of the Union Square and Boynton Yards 
neighborhoods, while also strengthening Somerville’s emerging life sciences, technology, office, 
and innovation cluster. The Site will include a new public Civic Open Space and improved 
pedestrian and bicycle connections. 
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Benefits to the Public Trust Rights in Tidelands or Other Associated Rights 


The Project is separated from the waterfront by almost a mile and several public rights-of-way, 
and as noted will not impede either waterfront access or waterfront open space. Moreover, the 
redevelopment of the Site will not interfere with lateral movement—either landside pedestrian 
movement or waterside navigation. In fact, the redevelopment of the Site will result in substantial 
improvements to public benefits in tidelands, as summarized below: 


Jobs and Workforce Development 


¢ 


+ 


Expansion of the local innovation economy and life sciences cluster. 
Approximately 1,100 new permanent jobs anticipated. 
Approximately 900 new construction jobs anticipated. 
Approximately $900,000 to the Job Creation & Retention Trust. 


Approximately $1,700,000 annually in new Commercial Real Estate Taxes. 


Open Space and Sustainability 


@ Upto approximately 11,000 sf of new public Civic Open Space. 
@ New public Civic Open Space lot dedicated to the public by a covenant or deed restriction. 
@ Approximately 14,000 sf of new urban tree canopy. 
@ LEED Platinum Certifiable Lab/Office Building. 
@ Approximately $15,500,000 in Public Realm Contributions, direct or in-kind. 
@ New on-site stormwater management facilities. 
@ Approximately $250,000 in Inflow and Infiltration Mitigation. 
Housing 
@ Approximately $3,700,000 to the Affordable Housing Trust. 
Mobility 
# Commitment to SomerVision 2040 non-auto trip goals. 
@ Construction of a thoroughfare to remove vehicular access for the Project directly from 
Windsor Place, provide a needed pedestrian-scale block structure, reduce the number of 
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curb cuts that currently exist along the frontage, and improve safety and operations at 
the Windsor Street/Windsor Place/Archibald Query Way intersection. 


@ The Project will align the thoroughfare to create a traditional four-way intersection with 
the Windsor Place/Windsor Street/Archibald Query Way intersection. 


@ The Project’s thoroughfare lot will be dedicated to the public by a covenant or other deed 
restriction. 


@ The Project will bring all abutting sidewalks and pedestrian ramps to City Standards in 
accordance with the National Association of City Transportation Officials design 
guidelines. 


@ A westbound cycle track on Windsor Place adjacent to the Project. Windsor Place 
eastbound will be marked as a shared lane for vehicular and bicycle use and updated to 
separated facilities by others later. 


@ Approximately 131 bicycle parking spaces (indoor/outdoor) to promote bicycle use. 


@ Anew 19-dock Bluebikes Share station either on-site or at a location to be coordinated 
with the Somerville Mobility Division. 


@ The Project allows for the extension of a potential community path by others along the 
north property of 600 Windsor, parallel to the MBTA right-of-way. 


@ Two transit screen displays providing real time transit information. 

@ Approximately $1,000,000 in Mobility Contributions. 

¢ Mobility management program to promote non-auto uses for project occupants. 
@ Subsidized MBTA Transit passes for employees at up 90% of the pass cost. 

@ Subsidized Bluebikes Bike Share enrollment for future employees. 

@ Approximately 200 vehicle parking spaces in a public garage open 24/7/365. 


@ Approximately 15% of parking spaces equipped with EV infrastructure on day one of 
operations; 85% EV-Ready spaces configured for future adaptation. 


@ Approximately 5% of vehicular parking spaces signed and designated for carpools and/or 
vanpools. 


@ Approximately two dedicated spaces for car-share vehicles. 
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@ The Property owner will become a member of a Transportation Management Agency 
(“TMA”) that services the Boynton Yards neighborhood. 


Other Community Support 
@ Approximately $1,500,000 in Project contributions toward local priorities. 
¢ Approximately 10% of program space reserved for Arts & Creative Enterprise Space. 
# Community Center contribution. 
Community Activities on the Development Site 


As noted above, the redevelopment of the Site will result in a net improvement to community 
activities at the Site by providing significant new publicly accessible open space, new public 
mobility infrastructure, as well as arts and creative enterprise space. 


Environmental Protection and Preservation 


The Site does not contain significant natural resources or existing publicly protected open space 
or parkland. 


Transportation 


The Proponent propose to efficiently limit vehicle trips, improve the pedestrian environment, and 
encourage transit and bicycle use. The Proponent is also committed to implementing 
Transportation Demand Management (“TDM”) measures to minimize the use of single occupancy 
vehicles and Project-related traffic impacts. The Proponent is prepared to collaborate with future 
tenants occupying the Project to implement the TDM measures to encourage the use of 
alternative modes of transportation. 


To improve the transportation network, the Project proposes the construction of a thoroughfare 
to remove vehicular access for the Project directly from Windsor Place and align the thoroughfare 
to create a traditional four-way intersection with the Windsor Place/Windsor Street/Archibald 
Query Way intersection. 


To encourage alternative modes of transportation, the Project will bring all abutting sidewalks 
and pedestrian ramps to City Standards in accordance with the National Association of City 
Transportation Officials design guidelines, and provide a westbound bicycle lane on Windsor Place 
adjacent to the Project. The Project will provide a needed pedestrian-scale block structure, reduce 
the number of curb cuts that currently exist along the frontage, and improve safety and 
operations at the Windsor Street/Windsor Place/Archibald Query Way intersection. Additional 
bicycle facilities, such as showers and a Bluebikes station will also be provided. 
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Leadership in Energy and Environmental Design (LEED)/Sustainable Design 


The Proponent intends to use the framework of the Leadership in Energy and Environmental 
Design (“LEED”) rating system promulgated by the US Green Building Council (“USGBC”) to 
measure the results of the Project’s sustainability initiatives and to demonstrate consistency with 
City of Somerville requirements. The Project has a goal of achieving LEED Platinum certifiability. 


Groundwater and Stormwater Management 


The Project includes new pervious area and landscaped area that will promote stormwater 
retention and infiltration, and minimize stormwater runoff from the Site. 


General Welfare 


The redevelopment of the Site will improve the general welfare of the public by prioritizing 
pedestrian access along the Site’s edge to the surrounding areas and the MBTA Union Square 
Station. The Project will feature ground level activation including ACE space as well as new job 
opportunities and financial contributions and taxes to the City of Somerville. 


Conclusion 


The redevelopment of the Site meets the requirements of the Landlocked Tidelands Legislation 
and regulations by providing appropriate public benefits, and adequately protecting the public 
trust rights inherent in tidelands as described herein. The redevelopment of the Site will increase 
the vibrancy and connectivity within the surrounding area, which will be an improvement over 
existing conditions, and will also improve the general welfare of the community and region. 
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Circulation List 


APPENDIX D 


Rebecca L. Tepper, Secretary 

Executive Office of Energy and 
Environmental Affairs 

Attn: MEPA Office 

100 Cambridge Street, Suite 900 

Boston, MA 02114 

MEPA@mass.gov 


Department of Environmental Protection 

Attn: Commissioner’s Office/MEPA 
Coordinator 

100 Cambridge Street, 9°" Floor 

Boston, MA 02114 

helena.boccadoro@mass.gov 


Department of Environmental Protection 
Northeast Regional Office 

Attn: MEPA Coordinator 

150 Presidential Way 

Woburn, MA 01801 
john.d.viola@mass.gov 


Massachusetts Department of Transportation 
Public/Private Development Unit 

10 Park Plaza, Suite #4150 

Boston, MA 02116 
MassDOTPPDU@dot.state.ma.us 


Massachusetts Department of Transportation 
District #6 

Attn: MEPA Coordinator 

185 Kneeland Street 

Boston, MA 02111 
michael.garrity@dot.state.ma.us 


Massachusetts Historical Commission 
The MA Archives Building 

220 Morrissey Boulevard 

Boston, MA 02125 


Metropolitan Area Planning Council 
60 Temple Place 

Boston, MA 02111 
mpillsoury@mapc.org 
afelix@mapc.org 


CIRCULATION LIST 


MEPA Office 

Attn: EEA EJ Director 

100 Cambridge Street, Suite 900 
Boston, MA 02144 
MEPA-EJ@mass.gov 


Department of Energy Resources 
Attn: MEPA Coordinator 

100 Cambridge Street, 10" Floor 
Boston, MA 02114 
paul.ormond@mass.gov 


Energy Facilities Siting Board 
Attn: MEPA Coordinator 
One South Station 

Boston, MA 02110 
andrew.greene@mass.gov 
geneen.bartley@mass.gov 


Massachusetts Water Resource Authority 
Attn: MEPA Coordinator 

100 First Avenue 

Charlestown Navy Yard 

Boston, MA 02129 
katherine.ronan@mwra.com 


Massachusetts Bay Transit Authority 
Attn: MEPA Coordinator 

10 Park Plaza, 6" Floor 

Boston, MA 02116-3966 
MEPAcoordinator@mbta.com 


Somerville City Council 

City Hall 

93 Highland Avenue 
Somerville, MA 02143 
citycouncil@somervillema.gov 


Somerville Planning Division 
City Hall 

93 Highland Avenue 
Somerville, MA 02143 
planning@somervillema.gov 
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Somerville Conservation Commission 
City Hall 

93 Highland Avenue 

Somerville, MA 02143 
vboukili@somervillema.gov 


Somerville Board of Health 

City Hall Annex 

50 Evergreen Avenue 

Somerville, MA 02145 
health_webcontact@somervillema.gov 


Bob Coleman 
rcolema1@ix.netcom.com 


Somerville Public Library 
79 Highland Avenue 
Somerville, MA 02143 
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Appendix E 


EJ Reference List 


Statewide Environmental Justice Community Based Organizations 


First Name 


Last Name 


Title Email Affiliation 


Julia Blatt Executive Director danielledolan@massriversalliance.org Mass Rivers Alliance 
juliablatt@massriversalliance.org 
; . Andrea@n2nma.org F . 
Andrea Nyamekye Associate Director : Neighbor to Neighbor 
elvis@n2nma.org 
Ben Hellerstein MA State Director ben@environmentmassachusetts.org Environment Massachusetts 
itari i list Mass Acti 
Claire B.W. Muller Movement Building Director claire@uumassaction.org Patan se vaee 
Network 
Cindy New England Director cluppi@cleanwater.org Clean Water Action 
Deb Director, MA Chapter deb.pasternak@sierraclub.org Sierra Club MA 
Heather Clish Director of Conservation & Recreation Policy hclish@outdoors.org Appalachian Mountain Club 
Heidi Ricci Director of Policy hricci@massaudubon.org Mass Audubon 
Kelly MA & RI State Director kelly.boling@tpl.org The Trust for Public Land 
Kerry Board President kerry@msaadapartners.com Browning the GreenSpace 
Linda Orel Director of Policy lorel@thetrustees.org The Trustees of Reservations 
Nancy Goodman Vice President for Policy ngoodman@environmentalleague.org Environmental League of MA 
Pat Project Manager pstanton@e4thefuture.org E4TheFuture 
Rob Executive Director rob@oceanriver.org Ocean River Institute 
Robb Executive Director robb@massland.org Mass Land Trust Coalition 
Mass Climate Action Network 
Sarah Dooling Executive Director sarah@massclimateaction.net BO nn a eae 
(MCAN) 
Staci Rubin Senior Attorney srubin@clf.org Conservation Law Foundation 
Sylvia Executive Director sylvia@communityactionworks.org Community Action Works 
Winston Director of Climate Solutions wvaughan@hewh.org Healthcare without Harm 


Indigenous Organizations 


First Name Last Name Title Email Affiliation 
; 3 sat tana hi iddick Tribe of the W 
Alma Gordon President tribalcouncil@chappaquiddick-wampanoag.org i a ee sate ba 
Cheryll Toney Holley Chair crwritings@aol.com Nipmuc Nation (Hassanamisco Nipmucs) 


Massachusetts Commission on Indian 


John Peters, Jr. Executive Director john.peters@mass.gov Affairs (MCIA) 


Chaubunagungamaug Nipmuck Indian 
Council 


Melissa Ferretti Chair melissa@herringpondtribe.org Herring Pond Wampanoag Tribe 


Chappaquiddick Tribe of the Wampanoag 
Nation, Whale Clan 


Raquel Halsey Executive Director rhalsey@naicob.org North American Indian Center of Boston 


Coradot@yahooe.com Pocassett Wampanoag Tribe 


Kenneth White Council Chairman acw1213@verizon.net 


Patricia D. Rocker Council Chair rockerpatriciad@verizon.net 


Cora Pierce Not Provided 


Elizabth Soloman Not Provided 


Solomon.Elizabeth.e@gmail.om Massachusetts Tribe at Ponkapoag 


Federally Recognized Tribes 


Bettina Washington Tribal Historic Preservation Officer Wampanoag Tribe of Gay Head (Aquinnah) 


Bonney Hartley Historic Preservation Manager bonney.hartley@mohican-nsn.gov Stockbridge-Munsee Tribe 


Brian Weeden Chair Brian. Weeden@mwtribe-nsn.gov Mashpee Wampanoag Tribe 


First Name Last Name Title Email Affiliation 


May Lui Community Outreach Coordinator may.lui@asiancde.org Asian Community Development Corporation 


Heather Miller Not Provided hmiller@crwa.org Charles River Watershed Assoc. 
David Queeley Director of Projects david.queeley@mvysticriver.org Mystic River Watershed Association 


Julie Wormser Deputy Director julie. wormser@mysticriver.org Mystic River Watershed Association 


Climate Resiliency Project : pee ee nh 
ioe J melanie.garate@mysticriver.org Mystic River Watershed Association 


Melanie Garate 


Josefine Wendel Not Provided jwendel@challiance.org Cambridge Food and Fitness Policy Council 


Alexandra Lennon-Simon Executive Director admin@groundworksomerville.org Groundwork Somerville 


